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COMMERCIAL REAL ESTATE SERVICES

CB Richard Ellis — N.E. Partners, LP, a CBRE Joint Venture CityPlace |
185 Asylum Street, 31° Floor

Hartford, CT 06103

T 860 987 4732
F 860 249 7916

Joshua.Koladis@cbre-ne.com

Joshua S. Koladis, MAI
Vice President

August 31, 2017

To: 34 Level Street, LLC

Dear Sirs,

Per your request, we confirm that CB Richard Ellis-N.E. Partners, LP (together with its designated
affiliates and/or subsidiary, collectively, “CB Richard Ellis-N.E. Partners, LP (CBRE)”) has given
its consent to the inclusion of the full content of that certain Appraisal Report, dated June 28, 2017
concerning the “34 Level Street-Proposed Student Housing” located at 34 Level Street, New Haven,
CT, USA (the “Report”) in the initial public offering prospectus of the Partnership intended to be
filed with the Israeli Securities Authority and published in September, 2017.

Sincerely,
CB Richard Ellis-N.E. Partners, LP (CBRE)

Joshua S. Koladis, MAI
Vice President
Valuation & Advisory



APPRAISAL REPORT

PROPOSED STUDENT HOUSING DEVELOPMENT
34 Level Street
New Haven, New Haven County, Connecticut 06515

Eyal Preis

34 LEVEL, LLC

34 Level Street

New Haven, Connecticut 06515

www.cbre.com/valuation
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VALUATION & ADVISORY SERVICES

CBRE

185 Asylum Street, 31st Floor
Hartford, CT 06103

T (860) 525-9171

www.cbre.com

June 28, 2017

Eyal Preis

34 LEVEL, LLC

34 Level Street

New Haven, Connecticut 06515

RE:  Appraisal of Proposed Student Housing Development
34 Level Street
New Haven, New Haven County, Connecticut

Dear Mr. Preis:

At your request and authorization, CB Richard Ellis — N.E. Partners, LP (CBRE) has prepared an
appraisal of the market value of the referenced property. Our analysis is presented in the
following Appraisal Report.

The subject is a 43,339 square foot former nursing home property that is situated on a 6.0-acre
parcel at 34 Level Street in New Haven, Connecticut. As of the date of value, the subject is
proposed for the development of an 82-unit, 254-bed student housing development. The existing
building is a single-story brick structure that has a walk-out lover level. Reportedly, the shell of
this building will be retained and renovated to include 11 studio units of approximately 500
square feet, 22 Three-bedroom suite-style units and 8 four-bedroom, four-bathroom suite-style
units. In addition, the developers will construct 3 new buildings that will include 41 units; 3 studio
units of approximately 500 square feet, 10 three-bedroom three-bathroom suite-style units and
28 four-bedroom four-bathroom units. The units will be marketed toward students at nearby
Southern Connecticut State University. The subject is more fully described, legally and physically,
within the enclosed report.

At the request of the client, we have estimated the as is value of the subject as well as the as
complete and as stabilized value of the proposed student housing development.

Based on the analysis contained in the following report, the market value of the subject is
concluded as follows:

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion
As Is Fee Simple Estate June 6, 2017 $1,300,000
As Complete Fee Simple Estate July 1, 2019 $19,090,000
As Stabilized Fee Simple Estate July 1, 2020 $20,200,000

Compiled by CBRE




Eyal Preis
June 28, 2017
Page 2

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of,
and inseparable from, this letter.

The following appraisal sets forth the most pertinent data gathered, the techniques employed,
and the reasoning leading to the opinion of value. The analyses, opinions and conclusions were
developed based on, and this report has been prepared in conformance with, the guidelines and
recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal
Practice of the Appraisal Institute. It also conforms to Title Xl Regulations and the Financial
Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA) updated in 1994 and further
updated by the Interagency Appraisal and Evaluation Guidelines promulgated in 2010.

The intended use and user of our report are specifically identified in our report as agreed upon in
our contract for services and/or reliance language found in the report. No other use or user of
the report is permitted by any other party for any other purpose. Dissemination of this report by
any party to non-client, non-intended users does not extend reliance to any other party and CBRE
will not be responsible for unauthorized use of the report, its conclusions or contents used
partially or in its entirety.

It has been a pleasure to assist you in this assignment. If you have any questions concerning the
analysis, or if CBRE can be of further service, please contact us.

Respectfully submitted,

CBRE - VALUATION & ADVISORY SERVICES

Louis B. Pellegrino, MAI Joshua S. Koladis, MAI

Senior Vice President, Partner Vice President

CT Cert. General Real Estate Appraiser CT Cert. General Real Estate Appraiser #1138
#491 (expires April 30, 2018) (expires April 30, 2018)

Phone: (860) 987-4769 Phone: (860) 987-4732
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Certification

Certification

We certify to the best of our knowledge and belief:

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions and are our personal, impartial and unbiased professional analyses, opinions, and
conclusions.

3. We have no present or prospective interest in or bias with respect to the property that is the subject of
this report and have no personal interest in or bias with respect to the parties involved with this
assignment.

4. Our engagement in this assignment was not contingent upon developing or reporting predetermined
results.

5. Our compensation for completing this assignment is not contingent upon the development or reporting
of a predetermined value or direction in value that favors the cause of the client, the amount of the
value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly
related to the intended use of this appraisal.

6. This appraisal assignment was not based upon a requested minimum valuation, a specific valuation, or
the approval of a loan.

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice, as well as the requirements
of the State of Connecticut.

8. The reported analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the requirements of the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.

9. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its
duly authorized representatives.

10. As of the date of this report, Louis B. Pellegrino, MAI and Joshua S. Koladis, MAI have completed the
continuing education program for Designated Members of the Appraisal Institute.

11. Joshua S. Koladis, MAI has and Louis B. Pellegrino, MAI has not made a personal inspection of the
property that is the subject of this report.

12. No one provided significant real property appraisal assistance to the persons signing this report.

13. Valuation & Advisory Services operates as an independent economic entity within CBRE, Inc. Although
employees of other CBRE, Inc. divisions may be contacted as a part of our routine market research
investigations, absolute client confidentiality and privacy were maintained at all times with regard to
this assignment without conflict of interest.

14. Joshua S. Koladis, MAI and Louis B. Pellegrino, MAI have not provided any services, as an appraiser or
in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

Louis B. Pellegrino, MAI Joshua S. Koladis, MAI

Senior Vice President, Partner Vice President

CT Cert. General Real Estate Appraiser CT Cert. General Real Estate Appraiser #1138

#491 (expires April 30, 2018) (expires April 30, 2018)
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Executive Summary

Property Name

Location

Highest and Best Use
As If Vacant
As Improved
Property Rights Appraised
Date of Report
Date of Inspection
Estimated Exposure Time
Estimated Marketing Time
Land Area
Existing Improvements
Number of Buildings
Number of Stories
Gross Building Area
Year Built
Condition
Proposed Improvements
Property Type
Number of Buildings
Number of Stories
Gross Building Area
Net Rentable Area
Number of Units
Number of Bedrooms
Average Unit Size
Year Built
Condition
Buyer Profile
Financial Indicators
Current Occupancy
Stabilized Occupancy
Overall Capitalization Rate
Pro Forma Operating Data
Effective Gross Income
Operating Expenses
Expense Ratio

Net Operating Income

Executive Summary

Proposed Student Housing Development

34 Level Street, New Haven, New Haven County,

Connecticut 6515

Apartment

Multi-Family Student Housing
Fee Simple Estate

June 28, 2017

June 6, 2017

6 Months

6 Months

6.00 AC

1

1 With Walk-Out Lower Level
43,339 SF

1958

Poor

261,360 SF

Apartment (Student Housing)

4
2-3
103,339 SF
81,560 SF
82

254

995 SF
TBD

New

Investor-Regional

0.0%
97.0%
6.00%

Total

Per Unit

$2,060,940
$937,189
45.47%
$1,123,751

$25,133
$11,429

$13,704
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Executive Summary

VALUATION Total Per Unit
Market Value As Is On June 6, 2017
Sales Comparison Approach $1,300,000 $15,854
Value As Complete On July 1, 2019
Cost Approach $18,620,000 $227,073
Sales Comparison Approach $18,760,000 $228,780
Income Capitalization Approach $19,090,000 $232,805
Value As Stabilized On July 1, 2020
Cost Approach $19,730,000 $240,610
Sales Comparison Approach $19,870,000 $242,317
Income Capitalization Approach $20,200,000 $246,341

CONCLUDED MARKET VALUE

Appraisal Premise Interest Appraised Date of Value Value
As ls Fee Simple Estate June 6,2017 $1,300,000
As Complete Fee Simple Estate July 1, 2019 $19,090,000
As Stabilized Fee Simple Estate July 1, 2020 $20,200,000

Compiled by CBRE

STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS (SWOT)
Strengths/ Opportunities

e The subject is located less than a mile from the Southern Connecticut State University campus
and reportedly may include a shuttle service to campus for residents.

e There is currently a need for additional student housing locally.

e The area student housing properties both on- and off-campus are experiencing high levels of
demand.

e The subject will reportedly include a number of unique amenities that will enhance the
desirability of the development to student renters.

Weaknesses/ Threats

e The proposed subject units will be a student housing option that is situated furthest from the
campus versus currently available options.
e The subject has not received approvals for the proposed development as of the date of value.

EXTRAORDINARY ASSUMPTIONS

An extraordinary assumption is defined as “an assumption directly related to a specific

assignment, as of the effective date of the assignment results, which if found to be false, could

alter the appraiser’s opinions or conclusions.” '

e The subject development is in the early stages of planning and as of the date of value a
detailed construction budget, stabilized pro forma operating estimate, site plans, building
plans, marketing and/or feasibility analysis was not available or provided to CBRE.

! The Appraisal Foundation, USPAP, 2014-2015 ed., U-3.
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Executive Summary

Additionally, all of the proposed unit mix, building sizes, physical characteristics and
amenities were verbally indicated by a representative of the developer. CBRE reserves the
right to amend this report and valuation if more detailed information becomes available.

e  While multi-family is permitted by right in the subject zone, as of the date of value, the subject
has not received specific planning and zoning approvals for the proposed development
specified in this appraisal. It is an assumption of this appraisal that the proposed subject
development can be developed as detailed in this report. CBRE reserves the right to amend
this report and valuation if the subject is not approved or developed as detailed within this
report.

e The subject property is less than 1.0-miles from the campus of Southern Connecticut State
University and is not currently on the campus shuttle route. The developers of the subject
development have indicated that a private shuttle may be incorporated into the development
as a means to transport students from the subject property to campus. In is unknown if a
shuttle is required to facilitate the development of the subject and attract tenants to the
property. It is also unknown if the SCSU shuttle could be routed to include a stop near the
subject development. CBRE has not included any costs associated with the operation of a
private shuttle service in our analysis as this is a feasibility issue that is beyond the scope of
our assignment. CBRE reserves the right to amend this report and valuation if it is determined
that a shuttle service is required at the subject to make the development feasible.

e At the request of the client CBRE has added commentary after the value reconciliation on the
resulting dollar figure remaining from deducting the developers renovation/construction
budget from the as complete value estimated in this report. This resulting amount has no
impact on the as is, as complete or as stabilized values estimated in this report and has been
provided for informational purposes only. CBRE makes no warrantees or representations
about the profitability of this or any investment or any potential gain or loss related to this or
any investment decisions. This appraisal has been completed to estimate the potential value
of the subject property as proposed and not to determine the profitability of the development
or any residual equity that may result from the completion of the development as detailed in
this report. This figure has been provided for informational purposes only and should not be
relied upon in determining investment decisions related to this development. CBRE reserves
the right to amend this report and valuation and remove this commentary if it is determined
that this resulting figure is being used in a manner that CBRE determines to be misleading or
if this figure is being relied upon in any manner that is contrary to the intended use of this
report.

HYPOTHETICAL CONDITIONS

A hypothetical condition is defined as “a condition, directly related to a specific assignment,

which is contrary to what is known by the appraiser to exist on the effective date of the
2

assignment results, but is used for the purposes of analysis.”
e The subject development reportedly qualifies for a City-Wide Assessment Abatement
Program. As such, CBRE has assumed that the tax abatement is granted for the subject and
included it within our analysis. Given that the subject is in the early stages of planning there is

2 The Appraisal Foundation, USPAP, 2014-2015 ed., U-3.
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currently not abatement in place and it is assumed for purposes of our analysis. CBRE
reserves the right to amend this report and valuation if it is determined that the subject does
not qualify for the abatement or no abatement is granted.

" CBRE
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Introduction

OWNERSHIP AND PROPERTY HISTORY

Title to the property is currently vested in the name of Level Street Holdings, LLC. Reportedly, the
Housing Authority of the City of New Haven briefly acquired the property on October 31, 2016
via foreclosure of a tax lien as recorded in Volume 9494 Page 168 of the New Haven land
records however title was subsequently returned to Level Street Holdings, LLC according to the
current listing agent for the property. However, CBRE was not able to find this transaction in the
deed records. Additionally, there were several other transactions in the past several years that

are not considered to be arm’s length transactions.

As of the date of value, the subject is under contract for sale from Level Street Holdings, LLC to
34 Level BSD, LLC for a purchase price of $1,118,000. The current contract price will be
discussed further in the Sales Comparison Approach section of this report.

INTENDED USE OF REPORT

This appraisal is to be used for financing purposes and inclusion in initial public offering

prospectus, and no other use is permitted.

INTENDED USER OF REPORT

This appraisal is to be used by 34 Level, LLC, and no other user may rely on our report unless as

specifically indicated in the report.

Intended Users - the intended user is the person (or entity) who the appraiser intends
will use the results of the appraisal. The client may provide the appraiser with
information about other potential users of the appraisal, but the appraiser ultimately
determines who the appropriate users are given the appraisal problem to be solved.
Identifying the intended users is necessary so that the appraiser can report the
opinions and conclusions developed in the appraisal in a manner that is clear and
understandable to the intended users. Parties who receive or might receive a copy of
the appraisal are not necessarily intended users. The appraiser’s responsibility is to
the intended users identified in the report, not to all readers of the appraisal report. 3

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the subject property.

DEFINITION OF VALUE

The current economic definition of market value agreed upon by agencies that regulate federal

financial institutions in the U.S. (and used herein) is as follows:

3 Appraisal Institute, The Appraisal of Real Estate, 14th ed. (Chicago: Appraisal Institute, 2013), 50.
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Introduction

The most probable price which a property should bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from seller

to buyer under conditions whereby:

1. buyer and seller are typically motivated;

2. both parties are well informed or well advised, and acting in what they consider their own
best interests;

3. areasonable time is allowed for exposure in the open market;

4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

5. the price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale. *

INTEREST APPRAISED

The value estimated represents the fee simple estate and is defined as follows:

Fee Simple Estate - Absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power and escheat. ®

SCOPE OF WORK

This Appraisal Report is intended to comply with the reporting requirements set forth under
Standards Rule 2 of USPAP. The scope of the assignment relates to the extent and manner in
which research is conducted, data is gathered and analysis is applied. CBRE, Inc. completed the
following steps for this assignment:

Extent to Which the Property is Identified
The property is identified through the following sources:

e postal address
e assessor's records
e legal description

Extent to Which the Property is Inspected

The extent of the inspection included the following: interior and exterior of the improvements,
common areas, and several apartment units.

Type and Extent of the Data Researched

CBRE reviewed the following:

4 Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number 237,
Page 77472.

> Dictionary of Real Estate Appraisal, 78.
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flood zone status
demographics

comparable data

applicable tax data
zoning requirements

income and expense data

Introduction

Type and Extent of Analysis Applied

CBRE, Inc. analyzed the data gathered through the use of appropriate and accepted appraisal

methodology to arrive at a probable value indication via each applicable approach to value. The

steps required to complete each approach are discussed in the methodology section.

Data Resources Utilized in the Analysis

DATA SOURCES
Iltem: Source(s):
Site Data
Size Assessor's records

Improved Data
Building Area
No. Bldgs.
Parking Spaces
Year Built/Developed

Economic Data

Assessor's records (existing bldg.) Management (proposed bldg.)
Management

Management

Assessor's records

Deferred Maintenance: N/A

Building Costs: Management
Income Data: Management
Expense Data: Management

Compiled by CBRE
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Area Analysis

Moody’s Economy.com provides the following New Haven-Milford, CT metro area economic

summary as of Jan-17. The full Moody’s Economy.com report is presented in the Addenda.

NEW HAVEN-MILFORD, CT - ECONOMIC INDICATORS

Indicators 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
Gross Metro Product (C$B) 46.8 46.9 47.6 47.6 48.3 485 49.4 50.3 51.3 52.0 52.4 53.0
% Change 1.5 0.2 1.5 0.1 1.6 0.4 1.8 1.8 2.1 1.4 07 1.2
Total Employment (Ths) 358.1 3622  367.1 369.7 370.8 3719 3743 3750 3785 3817 3829 3826
% Change -1.3 1.1 1.4 07 0.3 0.3 0.6 0.2 1.0 0.8 0.3 0.1
Unemployment Rate (%) 10.0 9.7 9.1 8.3 7.1 6.1 57 5.6 6.0 6.1 6.4 6.6
Personal Income Growth (%) 1.4 4.3 35 1.3 2.5 3.4 3.8 2.9 3.0 3.4 3.3 2.8
Median Household Income ($ Ths) 59.6 59.0 59.3 59.6 60.4 61.8 63.7 65.2 67.5 69.7 71.9 73.8
Population (Ths) 863.4 864.0 864.0 862.2 860.5 858.0 859.4 860.5 862.1 863.3 864.2 865.0
% Change 0.4 0.1 0.0 0.2 0.2 -0.3 0.2 0.1 0.2 0.1 0.1 0.1
Net Migration (000) 15 0.9 15 2.7 2.8 3.7 0.1 0.2 0.2 0.2 0.5 0.8
Single-Family Permits 452.0 422.0 466.0 460.0 484.0 422.0 4522 642.6 818.0 869.4 787.3 842.1
Multifamily Permits 567.0 2670 2030  355.0 656.0 739.0 4834 4267 5903 678.8 671.3 696.2

Fhfa House Price (1995Q1=100) 187.0 179.8 175.6 174.8 173.2 177.3 179.0 183.2 187.5 191.8 197.7 206.8

Source: Moody's Economy.com

RECENT PERFORMANCE

New Haven-Milford's economy took a small step back in 2016. An extiremely weak end to the
year wiped out earlier gains, and New Haven ended the year down 450 jobs. Employment in the
metro area's core education and healthcare industries has held steady, however, and the bulk of

job losses have instead been in low-wage industries. The unemployment rate has fallen to a post-
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recession low of 4.9%, although this is largely a consequence of declining labor force
participation. Spurred by the tight labor market and favorable mix of jobs, wage growth is up
significantly. Average hourly earnings are up more than 4% in the past year, and personal

income is growing significantly faster than it is nationally.

HOSPITALS

New Haven's large healthcare sector will continue to expand, but job growth will be restrained by
fiscal and demographic headwinds. State funding cuts may bite less than in recent years but will
remain a net negative. Governor Dannel Malloy's recent budget proposal includes measures that
would reduce the number of residents covered by Medicaid and decrease funding for mental
health and substance abuse treatment. New Haven's poverty rate is the highest in Connecticut, so
these cuts will disproportionately impact local healthcare providers. Additionally, although the
area's population is older and thus requires greater spending on healthcare per resident, the
overall population is declining. New Haven has lost residents in each of the last four years and is
likely to have done so again in 2016. Although the large cluster of hospitals will continue to
aftract patients from across the state, the declining population will reduce the potential patient

pool.

HURDLES

Limited prospects for growth in higher-value-added industries place bounds on New Haven's
outlook. Although the area has a solid core of jobs in healthcare, biotech and private education,
these industries are already well-developed, and the metro area lacks an entrepreneurial scene.
Educational attainment is relatively high thanks to the many colleges and universities, but faced
with few lucrative local employment opportunities, and deterred by Connecticut's high taxes and
living costs, recent graduates are choosing to relocate to more vibrant economies out of state.
Restrictions on immigration may also damage New Haven's economy, as the metro area relies
heavily on international immigration, particularly of students, to offset persistent domestic out-
migration. International immigration adds an above-average 0.5 percentage point to annual
population growth locally. New policies by the Trump administration that restrict or otherwise
deter immigration would reduce demand for the metro area's universities and exacerbate

already-poor demographic trends.

HOUSING

New Haven's housing market is poised for a rebound but will underperform the nation's. The
Case-Shiller index indicates local house prices declined 2% over the past year, placing the metro
area's performance among the worst in the country. A declining population and slow household
formation have kept single-family permit issuance well below its prerecession average for the past
eight years. Tight supplies will help compensate for weak demand, however, and help put prices

i CBRE
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on an upward path. Rapidly rising incomes have significantly improved affordability over the past

three years, and this will entice more residents that rent currently to buy.

CONCLUSION

New Haven-Milford will strengthen in 2017 as strong income growth spurs hiring in consumer-
oriented industries. It will be 2020 before employment regains its prerecession peak, however,
and the housing market will take even longer to recover. Longer term, New Haven will be a

chronic underperformer because of high business costs and weak demographics.

‘ CBRE
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Neighborhood Analysis

LOCATION

The subject is in the northern section of the Town of New Haven in an area referred to as “West
Rock” near the Hamden town line. The property is situated in proximity to Southern Connecticut

State University (SCSU) and only a few miles from the New Haven Central Business District.

BOUNDARIES

The neighborhood boundaries are detailed as follows:

North: CT Route 15
South: Route 10 and Route 63 (Whalley Avenue)
East: Dixwell Avenue
West: West Rock Park
LAND USE

The subject property is situated approximately 1.0 mile northwest of the campus of Southern
Connecticut State University, an 10,544 student state run university that offers 114 graduate and
undergraduate programs. The property adjacent to the subject property to the south is known as the
North Campus Residence Complex and includes housing for upper class students. This complex is the
largest residence hall at the University, housing more than 600 students in the midrise and

townhouses. The land to the north is mostly undeveloped and exhibits steep slopes. The property
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surrounding the subject includes a low-income housing development, the Clarence Rogers School and
the New Haven Job Corps Center. The West Rock Ridge State Park is situated just west of the subject.

The following map of SCSU shows the layout of the campus and the subject site would be accessed
via Wintergreen Avenue, which extends northwest from the campus center. Most of the housing at the

University is situated at West Campus in the area of Wintergreen Avenue.

It was reported that the University has capacity to house 2,600 of its 10,544 (as of Fall 2016
enrollment) students on campus. Some students currently reside off campus at 400 Blake Street,
which consists of a recently constructed apartment complex known as Wintergreen of Westville. A
representative of the University indicated that Wintergreen of Westville represents a desirable newer
off-campus alternative that is within walking distance to the school. Additionally, there is an off-
campus housing property at 190 Pine Rock Avenue in Hamden that is walking distance to the campus
and includes 30 units and 120 beds. This property was built in 2012 and is a desirable off-campus

housing option.
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ACCESS

Primary access to the subject neighborhood is provided by Dixwell Avenue (Connecticut Route 10)
and Whalley Avenue. Both Dixwell and Whalley Avenue link the neighborhood to the Wilbur
Cross Parkway (Connecticut Route 15), a limited access highway restricted to non-commercial
vehicles. Several miles to the southeast of the property is a full interchange of two major
interstates, 1-95 and 1-91, which provide access to much of the State of Connecticut. Interstate 95
provides access to New York City to the west and Boston to the east and Interstate 91 traverses
the State in a general north to south direction. In addition, there are several secondary roadways

that link the subject neighborhood with the downtown New Haven business district.

DEMOGRAPHICS
Selected neighborhood demographics in 1-, 3-, and 5-mile radii from the subject are shown in

the following table:

SELECTED NEIGHBORHOOD DEMOGRAPHICS

ilt:/el\-,lilv:;:??T 1 Mile 3Miles 5 Miles
Population
2021 Total Population 9,942 99,598 219,159
2016 Total Population 9,753 98,481 216,976
2010 Total Population 9,389 96,744 213,921
2000 Total Population 9,781 94,918 203,621
Annual Growth 2016 - 2021 0.38% 0.23% 0.20%
Annual Growth 2010 - 2016 0.64% 0.30% 0.24%
Annual Growth 2000 - 2010 -0.41% 0.19% 0.49%
Households
2021 Total Households 2,682 37,358 82,006
2016 Total Households 2,628 37,023 81,350
2010 Total Households 2,536 36,674 80,807
2000 Total Households 2,852 36,264 78,123
Annual Growth 2016 - 2021 0.41% 0.18% 0.16%
Annual Growth 2010 - 2016 0.60% 0.16% 0.11%
Annual Growth 2000 - 2010 -1.17% 0.11% 0.34%
Income
2016 Median Household Income $42,790 $46,965 $47,613
2016 Average Household Income $63,188 $73,575 $75,737
2016 Per Capita Income $22,299 $29,232 $29,717
2016 Pop 25+ College Graduates 1,494 25,577 53,543
Age 25+ Percent College Graduates - 2016 30.3% 41.2% 38.5%

Source: Nielsen/Claritas
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CONCLUSION

The subject property is situated at the northwest of the campus of Southern Connecticut State
University. The property is less than 1.0- miles from campus and many of the existing residence
halls are situated at West Campus near Wintergreen Avenue that extends out to the subject
property. The proposed subject development is considered to be well suited for residential use
and may help fill a need for additional off-campus housing at the University.

° CBRE
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PLAT MAP
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Site Analysis

The following chart summarizes the salient characteristics of the subject site.

SITE SUMMARY

Physical Description

Sub Parc Num 1 Map 393, Block 1191, Page 00400
Gross Site Area 6.00 Acres 261,360 Sq. Ft.
Net Site Area 6.00 Acres 261,360 Sq. Ft.
Primary Road Frontage Level Street 676 Feet
Secondary Road Frontage Brookside Avenue 386 Feet
Excess Land Area None n/a
Surplus Land Area None n/a
Shape Irregular
Topography Level at frontage but slopes down to rear
Zoning District RM-1, Low-Middle Density Residential
Flood Map Panel No. & Date 09009C0427H 17-Dec-10
Flood Zone Zone X
Adjacent Land Uses Low-income housing, school
Comparative Analysis Rating
Visibility Good
Functional Utility Assumed adequate
Traffic Volume Average
Adequacy of Utilities Assumed adequate
Landscaping Average
Drainage Assumed adequate
Utilities Provider Adequacy
Water City of New Haven Yes
Sewer City of New Haven Yes
Natural Gas Southern CT Gas Co. Yes
Electricity Eversource Yes
Telephone Various Yes
Other Yes No Unknown
Detrimental Easements X
Encroachments X
Deed Restrictions X
Reciprocal Parking Rights X

Source: Various sources compiled by CBRE

INGRESS/EGRESS

Ingress and egress is available to the site via a curb cut along Level Street.
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Level Street, at the subject, is a primarily residential street that is improved with one lane of traffic
in each direction. Street improvements include asphalt paving and concrete curbs, gutters and

sidewalks, and street lighting. Street parking is available in front of the improvements.

ENVIRONMENTAL ISSUES

CBRE, Inc. is not qualified to detect the existence of potentially hazardous material or
underground storage tanks which may be present on or near the site. The existence of
hazardous materials or underground storage tanks may affect the value of the property. For this
appraisal, CBRE, Inc. has specifically assumed that the property is not affected by any hazardous

materials that may be present on or near the property.

ADJACENT PROPERTIES

The adjacent land uses are summarized as follows:

North: Multi-family residential

South: Athletic facility

East: School

West: Multi-family residential
CONCLUSION

The site is well located and afforded average access and good visibility from roadway frontage.
The size of the site is typical for the area and use, and there are no known detrimental uses in the
immediate vicinity. Overall, there are no known factors which are considered to prevent the site
from development to its highest and best use, as if vacant, or adverse to the proposed use of the

site.
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FLOOD PLAIN MAP
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IMPROVEMENTS LAYOUT
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Proposed Improvements Analysis

The following chart shows a summary of the improvements.

IMPROVEMENTS SUMMARY
Property Type Apartment  (Multi-family Student Housing)
Number of Buildings 4
Number of Stories 2-3
Year Built TBD
Gross Building Area 103,339 SF
Net Rentable Area 81,560 SF
Number of Units 82
Average Unit Size 995 SF
Development Density 13.7 Units/Acre
Parking Spaces: Assumed adequate
Source: Various sources compiled by CBRE

UNIT MIX
No. Percent of  Unit Size

Unit Mix/Type Bedrooms No. Units Total (SF) NRA (SF)
Studio 14 14 17.1% 500 7,000
3BR/3BA 96 32 39.0% 980 31,360
4BR/4BA 144 36 43.9% 1,200 43,200
Total/Average: 254 82 100.0% 995 81,560

Source: Various sources compiled by CBRE

It should be noted that the subject property currently is improved with a vacant former nursing
home facility that contains 43,339 square feet of gross building area and the improvements are
in poor overall condition. The subject developers are proposing the subject improvements be
converted and renovated to a student housing development that will include 11 studio units of
approximately 500 square feet, 22 Three-bedroom suite-style units and 8 four-bedroom, four-
bathroom suite-style units in the existing structure and the ground-up construction of three
additional wood frame buildings that will include 41 units; 3 studio units of approximately 500
square feet, 10 three-bedroom three-bathroom suite-style units and 28 four-bedroom four-
bathroom units. Within our analysis of the proposed improvements we have not been provided
with any construction drawings and have based the proposed improvement description on
information verbally provided by the subject developers. CBRE reserves the right fo amend this
report and valuation if it is determined that the actual proposed development plans differ from
that which is presented in this report or if detailed site plans, building plans or relevant

development related data becomes available.

Within our analysis, the gross building area has been estimated utilizing the existing building size

plus the developer’s estimated new construction building area of 60,000 square feet.
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YEAR BUILT

The subject is currently in the early planning stages of development and a start date for
construction has not yet been established.

CONSTRUCTION CLASS

Building construction class is as follows:

C - Masonry/concrete ext. walls & wood/steel roof & floor struct., exc. concrete slab
on grade

The construction components are assumed to be in working condition and adequate for the

building.

The overall quality of the facility is considered to be average for the neighborhood and age.
However, CBRE, Inc. is not qualified to determine structural integrity and it is recommended that
the client/reader retain the services of a qualified, independent engineer or contractor to

determine the structural integrity of the improvements prior to making a business decision.

FOUNDATION/FLOOR STRUCTURE

The foundation is assumed to be of adequate load-bearing capacity to support the
improvements. The floor structure is summarized as follows:

Ground Floor: Concrete slab on compacted fill

Other Floors: Wood framing and subfloor with carpet and tile coverings

EXTERIOR WALLS

The exterior walls of the existing building are brick and the proposed three ground-up
development buildings will reportedly be siding.

ROOF COVER

The existing building has a flat roof that is in poor condition. It is assumed that the proposed
ground-up construction buildings will have pitched asphalt shingle roofs.

ELEVATOR/STAIR SYSTEM

None of the buildings are assumed to include elevators. It is assumed that the proposed subject
units will include adequate common hallways and stairwells to accommodate access to the

proposed units and common areas.
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HVAC

The complex will reportedly include central heat and hot water and it is assumed that these will
be incurred by the landlord and each unit will be metered electric usage and be the responsibility
of the tenant. The HVAC systems are assumed to be in good operating condition and adequate

for the respective square footage of each individual unit.

UTILITIES

Our analysis assumes that the tenants are responsible for electricity with the landlord responsible

for heat, hot and cold water and sewer costs.

LIFE SAFETY AND FIRE PROTECTION

It is assumed the proposed units will include fire protection equipment consisting of smoke
detectors and a wet sprinkler system as required. It is assumed the improvements have adequate
fire alarm systems, fire exits, fire extinguishers, fire escapes and/or other fire protection measures
to meet local fire marshal requirements. CBRE, Inc. is not qualified to determine adequate levels
of safety & fire protection, whereby it is recommended that the client/reader review available

permits, etc. prior to making a business decision.

PROJECT AMENITIES

The subject developers have indicated that they intend to develop the subject property to include
significant complex amenities as to increase the desirability of the proposed development to the
student body. These complex amenities may include a lobby/lounge area with seating sofas, TV's,
billiards table, cafeteria, a rooftop terrace, student study rooms of different sizes, fitness center,
pool, tennis court, basketball court, manicured grounds, outdoor sitting areas, fire pit and
barbecue area, a large privacy fence surrounding the development as well as potentially a
transportation/shuttle service to the campus. At this time it is unknown the costs associated with
constructing these amenities. Given that significant amenities such as this are not typically
included in area competitive student housing developments we have not included the cost to
construct all of these amenities within our analysis. Instead, within our analysis, we have included
the construction costs associated with typical amenities for the market. CBRE reserves the right to
amend this report and valuation based on the actual proposed amenities at the subject property
once a firm development plan is established and a detailed construction cost budget is available.

UNIT AMENITIES
Kitchens

Each unit will features a full appliance package including an electric range/oven, refrigerator and
vent hood. Additionally, each unit will feature cabinets with laminate countertops and vinyl tile

flooring in the kitchen area.
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Bathrooms

The bathrooms within each unit will feature combination tub/showers with ceramic tile wainscot.
Additionally, each bathroom will feature a commode, wood cabinet with laminate counter and
built-in sink, wall-mounted medicine cabinet with vanity mirror and vinyl tile flooring.

Interior Lighting

Each unit will feature incandescent lighting in appropriate interior and exterior locations with
fluorescent lighting in bathrooms and kitchen areas.

Patios, Balconies and Storage

None.

SITE AMENITIES

Parking and Drives

It is assumed that the project will feature adequate on-site surface parking including reserved
handicap spaces. All parking spaces and vehicle drives are assumed to be asphalt paved.
Landscaping

Landscaping is assumed to be in average condition and well maintained upon completion.

FUNCTIONAL UTILITY
All of the floor plans that have been described to CBRE are considered to feature functional
layouts and the layout of the overall proposed project is considered functional in utility. Therefore,

the unit mix is also functional and no conversion is warranted to the proposed improvements.

ADA COMPLIANCE

The client/reader’s attention is directed to the specific limiting conditions regarding ADA

compliance.

FURNITURE, FIXTURES AND EQUIPMENT

The apartment units will reportedly be rented on either a furnished or unfurnished basis with a
$50 premium per month for furnished units that will include living room furniture, kitchen

furniture, beds, dressers and nightstands.

ENVIRONMENTAL ISSUES

CBRE, Inc. is not qualified to detect the existence of any potentially hazardous materials such as
lead paint, asbestos, urea formaldehyde foam insulation, or other potentially hazardous
construction materials on or in the improvements. The existence of such substances may affect
the value of the property. For the purpose of this assignment, we have specifically assumed there
are no hazardous materials that would cause a loss in value to the subject.
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DEFERRED MAINTENANCE

Upon completion the proposed improvements will be considered to be in new condition and are
not assumed to include any items of deferred maintenance.

ECONOMIC AGE AND LIFE

CBRE, Inc.’s estimate of the subject improvements effective age and remaining economic life is
depicted in the following chart:

ECONOMIC AGE AND LIFE

Actual Age of Existing Improvements 59 Years
Effective Age of Improvemnts After Completion of Construction 2 Years
MVS Expected Life 45 Years
Remaining Economic Life 43 Years
Accrued Physical Incurable Depreciation 4.4%

Compiled by CBRE

The remaining economic life is based upon our on-site observations and a comparative analysis
of typical life expectancies as published by Marshall and Swift, LLC, in the Marshall Valuation
Service cost guide. While CBRE, Inc. did not observe anything to suggest a different economic

life, a capital improvement program could extend the life expectancy.

CONCLUSION

Upon completion of the proposed development the improvements will be considered to be in new
overall condition. Overall, there are no known factors that adversely impact the marketability of
the proposed improvements.
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Zoning

The following chart summarizes the subject’s zoning requirements.

ZONING SUMMARY

Current Zoning
Legally Conforming
Uses Permitted

Zoning Change

RM-1, Low-Middle Density Residential
Yes

Dwellings: Single-family, two-family
multi-family are permitted by right

Not likely

and

Category Zoning Requirement
Minimum Lot Size 6,000 Sq. Ft.
Minimum Lot Width 50 Feet

Maximum Height
Minimum Setbacks

3 Stories or 35 Feet

Front Yard 20 Feet

Side Yard 8 Feet

Rear Yard 25 Feet
Maximum Bldg. Coverage 30%

Parking Requirements

1.0 spaces / Unit

Source: Planning & Zoning Dept.

ANALYSIS AND CONCLUSION

The subject’s proposed multifamily use is permitted by right within the subject zone; however
student housing use is not specifically defined in the zoning regulations. The proposed subject
development is in the early stages of planning and has not yet been approved for the proposed
development of an 82 unit (254 bed) student housing development. Based on discussions with
the subject developer they may seek to change the development plan and increase the density of
the development if possible. However, as of the date of value nothing has been approved with
the New Haven Planning and Zoning commission. It is an assumption of our analysis that the
proposed development as detailed within this report can be permitted under the current zoning
and is legally permitted and physically possible. CBRE reserves the right to amend this report and
valuation if it is determined that the proposed development approvals differ from what is detailed

within this report.

Additional information may be obtained from the appropriate governmental authority. For
purposes of this appraisal, CBRE has assumed the information obtained and detailed in this

report is correct.
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ZONING MAP
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Tax and Assessment Data

The following summarizes the local assessor’s estimate of the subject’'s market value, assessed
value, and taxes, and does not include any furniture, fixtures or equipment. The CBRE estimated

tax obligation is also shown.

AD VALOREM TAX INFORMATION

Assessor's Market Value 2016 G.L.
Map 393, Block 1191, Page 00400 $1,009,800
Subtotal $1,009,800
Assessed Value @ 70%
$706,860
General Tax Rate (per $1,000 A.V.) 38.680000
Total Taxes $27,341

Source: Assessor's Office

The City of New Haven underwent revaluation effective Grand List 2011 and just recently
completed a new revaluation for the 2016 Grand List. The most recent tax data pertains to the
2016 Grand List. Grand List 2016 taxes are payable on July 1, 2017 and January 1, 2018. The
tax rate for the 2016 grand List year is 38.68 mills.

DELINQUENCY

According to a representative of the City of New Haven tax collector’s office, there are no

delinquent property taxes encumbering the subject.

TAX COMPARABLES

It should be noted that the chart above represents the current assessment and taxes for the
subject as a vacant former nursing home facility and does not represent the taxes for the
proposed student housing use of the subject. As such, within our analysis we have utilized
available area tax comparables in determining the as complete and stabilized tax burden for the
subject as proposed.

The following table summarizes the comparables employed for this analysis:
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AD VALOREM TAX COMPARABLES

190 Pine Rock 400 Blake 51 Eckart

Comparable Rental Avenue, Street, New Street Subject
Hamden Haven, CT

Year Built 2012 2008 2009 TBD
No. Units 30 294 44 82
No. Bedrooms 120 132 254
Tax Year 2016 G.L. 2016 G.L. 2016 G.L. 2016 G.L.
Assessor's Value @ 70% $4,970,910 $26,649,000 $4,294,390 || $10,668,000
AV Per Unit $165,697 $90,643 $97,600 $130,098
AV Per Bedroom $41,424 $32,533 $42,000

Source: Assessor's Office

As shown in the chart above the tax comparables indicate a range of $90,643 to $165,697 per
unit with an average of $117,980 per unit. Comparable 2 represents a more traditional
apartment complex versus student housing and a per bedroom metric could not be established.
Excluding this comparable the remaining two comparables indicate an assessment per bedroom
of $32,533 to $41,424 with an average of $36,979 per bedroom. Given the new construction
of the subject we have estimated a per bedroom assessment at the upper end of the range of
comparables or $42,000 per bedroom. The subject is proposed for 254 bedrooms, which
equates to an assessment as complete of $10,668,000. This equates to $130,098 per unit which

falls within the range of comparables on a per unit basis and is considered reasonable.

The current tax rate in New Haven is 38.68 mills. Within our analysis we have estimated a
construction period of two years to complete the development as proposed and a lease-up period
of one year. As such the stabilized tax year is considered to be three years from the current as is
date of value. We have forecast a tax growth rate of 3.0% per annum which equates to a
stabilized tax rate of 42.27 mills (38.68 mills compounded at 3.0% per annum). Applying the
estimated tax rate of 42.27 mills to the estimated as complete assessment of $10,668,000
equates to pro forma as complete and stabilized taxes of $450,000 (rounded). This amount has

been included in our analysis.

CITY-WIDE ASSESSMENT DEFERRAL PROGRAM - TAX SAVINGS

It is our understanding that the subject qualifies for the City-Wide Tax Deferral Program, in which
the assessment for the subject will remain fixed for two years. For the subsequent five year period,
the subject assessment will increase by 20% of the differential between (1) the assessment prior to
the improvements and (2) the assessment following the completion of the improvements. The 7
year period begins as of the certificate of occupancy, which we have projected will be received in
24 months from the as is date of value.

Within this appraisal, the projected tax burden of the subject will be based on the “post-
rehabilitation” assessment as estimated based on an as complete assessed value of $10,668,000
and a current full value of $1,009,800.
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PROJECTED TAXES AFTER BLIGHTED DEFERRAL PROGRAM & REDUCED ASSESSMENT RATIO

Blighted Blighted Deferral
Deferral Grand  Assessment As Complete As Complete Assessment Phase-In Tax
Year  List Year Ratio Mill Rate  As Is Full Value Assessment As Is Taxes Assessment Taxes Phase-In Burden
2016 70.00% 38.6800 $1,009,800 $706,860 $27,341 N/A $27,341
2017 70.00% 39.8404 $1,009,800 $706,860 $28,162 N/A $28,162
2018 70.00% 41.0356 $1,009,800 $706,860 $29,006 N/A $29,006
1 2019 70.00% 42.2667 $1,009,800 $706,860 $29,877 $10,668,000 $450,901 0% $29,877
2 2020 70.00% 43.5347 $1,009,800 $706,860 $30,773 $10,668,000 $464,428 0% $30,773
3 2021 70.00% 44.8407 $1,009,800 $706,860 $31,696 $10,668,000 $478,361 20% $121,029
4 2022 70.00% 46.1859 $1,009,800 $706,860 $32,647 $10,668,000 $492,712 40% $216,673
5 2023 70.00% 47.5715 $1,009,800 $706,860 $33,626 $10,668,000 $507,493 60% $317,946
6 2024 70.00% 48.9987 $1,009,800 $706,860 $34,635 $10,668,000 $522,718 80% $425,101
7 2025 70.00% 50.4686 $1,009,800 $706,860 $35,674 $10,668,000 $538,399 100% $538,399

Compiled by: CBRE

The mill rate is projected to increase at a rate of 3.0% per annum.

The projected As Is taxes reflect the current assessment of the subject as a shell property based on

the projected mill rate and the assessment.

The indicated taxes for years 1 and 2 following

completion are based on this figure, a gradual increase in the assessment ratio and a stable mill

rate. In year 3 the projected tax burden for the subject as complete begins to phase in at 20% for

year 3, 40% for year 4, 60% for year 5, 80% for year 6 and reflects a fully phase-in assessment

as complete of 100% for year 7.

The annual tax savings from the Blighted Deferral Program is calculated in the following chart:

NPV of Tax Savings

NPV Factor @

Year Full Taxes  Adjusted Taxes Tax Savings 7.0% NPV
1 $450,901 $29,877 $421,024 0.934579 $393,481
2 $464,428 $30,773 $433,655 0.873439 $378,771
3 $478,361 $121,029 $357,332 0.816298 $291,689
4 $492,712 $216,673 $276,039 0.762895 $210,589
5 $507,493 $317,946 $189,547 0.712986 $135,144
6 $522,718 $425,101 $97,617 0.666342 $65,046
7 $538,399 $538,399 $0 0.622750 $0
Total $3,455,011 $1,679,798 $1,775,213 $1,474,720
PV of Savings (rounded) $1,470,000

Compiled by: CBRE

The annual benefit of the tax savings from the Deferral Program (difference between the as

complete market taxes and the phased-in taxes) has been discounted back to a present value

calculation at a 7.0% discount rate to arrive at an appropriate adjustment for this long-term

benefit of approximately $1,470,000 (rounded). This figure has been considered in the valuation

of the subject property.

CONCLUSION

Future taxes are anticipated to grow at a rate of 3.0% per annum.
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Market Analysis

The market analysis forms a basis for assessing market area boundaries, supply and demand

factors, and indications of financial feasibility.

The subject is in the New Haven market and is considered a Class A low-rise style apartment
community. According to the Institute of Real Estate Management (in Income/Expense Analysis:
Conventional Apartments 2003), the following apartment property definitions may be applicable
towards the subject:

Low-Rise Projects (25 units or more): Includes walk-up buildings and elevator buildings 3
stories or less.

Garden Type Projects: We consider this to be a group of low-rise apartment buildings
situated on a sizable landscaped plot, under one management.

DEMOGRAPHIC ANALYSIS

Demand for residential properties is a direct function of demographic characteristics analyzed on
the following pages.

Housing, Population and Household Formation

The following table illustrates the population and household changes for the subject

neighborhood.

POPULATION AND HOUSEHOLD PROJECTIONS

1 Mile 3 Miles 5 Miles
Population
2021 Total Population 9,942 99,598 219,159
2016 Total Population 9,753 98,481 216,976
2010 Total Population 9,389 96,744 213,921
2000 Total Population 9,781 94,918 203,621
Annual Growth 2016 - 2021 0.38% 0.23% 0.20%
Annual Growth 2010 - 2016 0.64% 0.30% 0.24%
Annual Growth 2000 - 2010 -0.41% 0.19% 0.49%
Households
2021 Total Households 2,682 37,358 82,006
2016 Total Households 2,628 37,023 81,350
2010 Total Households 2,536 36,674 80,807
2000 Total Households 2,852 36,264 78,123
Annual Growth 2016 - 2021 0.41% 0.18% 0.16%
Annual Growth 2010 - 2016 0.60% 0.16% 0.11%
Annual Growth 2000 - 2010 -1.17% 0.11% 0.34%

Source: Nielsen/Claritas
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As shown, the subject’s neighborhood is experiencing moderate positive increases in both

population and households.

Income Distributions

Household income available for expenditure on housing and other consumer items is a primary

factor in determining the price/rent level of housing demand in a market area. In the case of this

study, projections of household income, particularly for renters, identifies in gross terms the

market from which the subject submarket draws. The following table illustrates estimated

household income distribution for the subject neighborhood.

HOUSEHOLD INCOME DISTRIBUTION

Households by Income Distribution - 2016
<$15000
$15000-$24999
$25000-$34999
$35000-$49999
$50000-$74999
$75000-$99999
$100000-$149999
$150000-$199999
$200000+
No Longer Used

1 Mile 3 Miles 5 Miles
19.10% 17.61% 16.78%
13.17% 11.40% 11.06%
10.92% 10.25% 10.53%
11.49% 12.77% 13.26%
13.96% 15.22% 14.85%
10.84% 10.30% 10.16%
13.28% 11.95% 12.14%

4.60% 4.95% 5.29%
2.59% 5.55% 5.92%
0.00% 0.00% 0.00%

Source: Nielsen/Claritas

The following table illustrates the median and average household income levels for the subject

neighborhood.
HOUSEHOLD INCOME LEVELS
1 Mile 3 Miles 5 Miles
Income
2016 Median Household Income $42,790 $46,965 $47,613
2016 Average Household Income $63,188 $73,575 $75,737
2016 Per Capita Income $22,299 $29,232 $29,717

Source: Nielsen/Claritas

An analysis of the income data indicates that the submarket is generally comprised of middle-

income economic cohort groups, which include the target groups to which the subject is oriented.

Employment

An employment breakdown typically indicates the working class characteristics for a given market

area. The specific employment population within the indicated radii of the subject is as follows:
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EMPLOYMENT BY INDUSTRY

. 1 Mile 3 Miles 5 Miles
Occupation
Agric/Forestry/Fishing/Hunting/Mining 0.10% 0.28% 0.45%
Construction 2.05% 2.08% 2.99%
Manufacturing 7.72% 7.05% 8.26%
Wholesale Trade 1.63% 1.68% 2.25%
Retail Trade 11.52% 8.32% 9.37%
Transportation/Warehousing/Utilities 3.28% 2.44% 3.27%
Information 0.90% 1.69% 1.76%
Estate/Rental/Leasing 2.88% 5.45% 5.56%
Prof/Scientific/Tech Services 4.01% 5.38% 5.38%
Mgmt of Companies/Enterprises 0.08% 0.04% 0.02%
Admin/Support/Waste Mgmt Srvcs 3.48% 3.11% 3.13%
Educational Services 23.71% 24.95% 20.51%
Health Care/Social Assistance 20.53% 20.34% 19.82%
Arts/Entertainment/Recreation 1.96% 2.00% 2.03%
Accommodation/Food Services 6.53% 7.67% 8.09%
Other Services (excl Publ Adm) 4.11% 3.73% 3.60%
Public Administration 5.51% 3.78% 3.51%

Source: Nielsen/Claritas

The previous table illustrates the employment character of the submarket, indicating a
predominantly middle-income employment profile, with the majority of the population holding

retail, educational and health care and social assistance related jobs.

Ovutlook

Based on this analysis, the immediate area surrounding the subject is projected to experience
moderate, positive growth relative to households and population into the near future. Given the
area demographics, it appears that demand for both comparable surrounding area apartment

units and the subject will continue to be favorable.

MARKET OVERVIEW
The following discussion illustrates some general observations in the surrounding apartment

market.

Market Summary

The subject is located within the Metro New Haven market and the North
Haven/Wallingford/Meriden submarket.
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Market statistics for the Metro New Haven market and the subject submarket are shown in the
following table:
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As shown above, the average vacancy rate for the Metro market has ranged between the 2013
low of 2.3% and the 2016 high of 3.8%. The vacancy rate had been below 4.0% since 2010 and
REIS projects the vacancy rate will remain at or below 4.0% from 2017 through 2021. The

current average asking rate is $1,261 per month and there are 521 units projected to be
completed in the next 4 years.

Market statistics for the submarket are shown in the following table:
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As shown above, the average vacancy rate for the submarket has ranged between the 2014 low
of 2.5% and the 2016 high of 4.8%. The vacancy rate has been below 5.0% since 2011 and REIS
projects the vacancy rate will remain at or below 5.0% from 2017 through 2021. With new
construction of 290 units between 2017 and 2021 the vacancy rate is expected to remain stable

as new supply is absorbed. The current average asking rate is $1,274 per month.

COMPETITIVE PROPERTIES

Comparable properties were surveyed in order to identify the current occupancy within the

competitive market. The comparable data is summarized in the following table:
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SUMMARY OF COMPARABLE APARTMENT RENTALS

Comp. Property Name Year No. Unit Monthly Asking
No. and Location Built Occ. Units Unit Type Area (SF) Rent Rent Per SF Util. Incl.
1 Grand Reserve Orange 2003 98% 168 1BR/1BA 771 $1,465-$1,750 $2.08 PSF None
75 Prindle Hill Road, 1BR/1BA 925 $1,755 $1.90 PSF
Orange, CT 1BR/1BA 952 $1,595 $1.68 PSF
2BR/2BA 1,127 $2,259-$2,425 $2.08 PSF
2BR/2BA 1,235 $2,455 $1.99 PSF
3BR/2BA 1,293 $2,480-$2,490 $1.92 PSF
2 Avalon Milford 2004  98% 246 1BR/1BA 755 $1,480 $1.96 PSF None
1 Avalon Drive, 1BR/1BA 771 $1,482-$1,605 $2.00 PSF
Milford, CT 1BR/1BA 782 $1,590-$1,635  $2.06 PSF
2BR/2BA 1,208 $1,830-$1,870 $1.53 PSF
3 Wintergreen at Westville 2008 95% 294 1BR/1BA 758 $1,260 $1.66 PSF None
400 Blake St, 1BR/1BA 870 $1,285 $1.48 PSF
New Haven, CT 2BR/2BA 940-1,243  $1,405-81,790  $1.46 PSF
3BR/2BA 1,438 $2,030 $1.41 PSF
4 Town Walk at Hamden Hills 1992 99% 764 1BR/1BA 713 $1,259-$1,269 $1.77 PSF None
100 Town Walk Drive, 1BR/1BA 849-893  $1,349-$1,359 $1.55 PSF
Hamden, CT 1BR/1BA 853 $1,339-$1,349  $1.58 PSF
1BR/T1BA 920-1,097  $1,369-$1,489 $1.38 PSF
2BR/1BA 1,033-,1,045 $1,439-$1,519 $1.47 PSF
2BR/2BA 1,198-1,246 $1,619-$1,629 $1.33 PSF
2BR/1BA 1,251 $1,649 $1.32 PSF
2BR/2BA 1,298 $1,839-$1,849 $1.27 PSF
3BR/2BA 1,415-1,498 $1,839 $1.42 PSF
Subj.  Proposed Student Housing TBD 0% 82 ---

Development
34 Level Street,
New Haven, Connecticut

Compiled by CBRE

The majority of comparable properties surveyed reported occupancy rates of 95% or better, and

all are currently in average to good condition.
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STUDENT HOUSING INDUSTRY

Overview
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LOCAL STUDENT HOUSING SUMMARY

The subject property is located near the Southern Connecticut State University. Given the close
proximity to the college campus, the subject units have been design and marketed toward
students.

According to a recent study by the National Student Housing Council (NSHC), research
determined that student housing seemed to be “recession-resistant”. The research study was
done in regards to enrollment trends at 56 universities. The results indicated that applications
were up over 20% from 2008 to 2010 and 23 schools out of the 56 studied reported application
increases of 25% or more. The study showed that higher education for students was still resilient
even with the recent financial turmoil. As of late, the demand for student housing has clearly
exceeded the supply as most Universities, including Southern Connecticut, are unable to support

the housing demands of more students being admitted into schools.

Southern Connecticut State University

Founded as a teachers college in 1893, Southern has evolved over the past century into a
comprehensive university offering 114 graduate and undergraduate programs. More than 700

faculty members lead students through a wide range of studies and research specialties.

Southern Connecticut State University is accredited by the Connecticut Board of Governors for
Higher Education and the New England Association of Schools and Colleges (NEASC). The

university has recently completed its 10-year comprehensive NEASC self-study and evaluation.

Below are the current education costs for Southern Connecticut State University for the 2017 term.
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Below are some general facts about Southern Connecticut State University.

v CBRE



Market Analysis

50

CBRE



Market Analysis

51

CBRE



Market Analysis

Southern Connecticut ha 6,830 undergraduate enrolled students as of 2016 and approximately

40% live on-campus in the designated residence halls.

It should be noted that in September 2014 Southern Connecticut State University’s School of
Education was put on probation for three years. The probationary approval period will last
through Sept. 30, 2017. The Board of Education’s vote was based on a report from a state
review committee that said the School of Education needs to improve its assessments of how well-
prepared its educator preparation program’s students are and how the school uses data from
graduates and employers to improve its programs. However, the probation could be lifted in as

soon as 12 months if certain criteria are met by the school.

Reportedly, there have been faculty changes and efforts will be made to change the probationary
status. In the meantime, since the accreditation is only probationary, a spokeswoman for the
state Department of Education was quoted as saying that “the probation does not negatively
impact the validity of the degrees the SCSU School of Education awards”.

Below are the current on-campus housing costs at Southern Connecticut State University.
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Below is an estimated cost of attendance at Southern Connecticut State University.
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Market Analysis

CONCLUSION

Overall, the area apartment market and the local submarket are exhibiting good levels of
demand with stabilized occupancy levels and increasing rental rates. Considering the recent
trends in occupancy, the local market area should maintain a stabilized occupancy position. With
limited new supply, rental rates should continue on an upward trend.  Also, significant market
liquidity from the private sector will continue to fuel demand for apartment investments, and as

interest rates remain low, sales volume continues to improve.

With respect to the subject property in particular, we believe the subject is well located for a
student housing complex. The location would not likely bode well for a market rate (non-student)
development however, it may be well suited for a subsidized or low-income multi-family housing
development as it is situated near Interstate highways and employment centers. However, the
subject improvements are proposed for student-oriented housing and the proposed unit layouts
of larger 3- and 4-bedroom units do not conform to the standards of typical apartment housing.
Its location is good for student housing being less than 1.0-miles from campus and with an
insufficient supply of on-campus housing, the subject development should continue to be met with
favorable demand upon completion of construction.
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Highest and Best Use

Highest and Best Use

In appraisal practice, the concept of highest and best use represents the premise upon which
value is based. The four criteria the highest and best use must meet are:

o legally permissible;

o physically possible;

. financially feasible; and
. maximally productive.

The highest and best use analysis of the subject is discussed below.

AS VACANT
Legally Permissible

The legally permissible uses were discussed in the Site Analysis and Zoning Sections.

Physically Possible

The subject is adequately served by utilities, and has an adequate shape and size, sufficient
access, efc., to be a separately developable site. There are no known physical reasons why the
subject site would not support any legally probable development (i.e. it appears adequate for
development).

Existing structures on similar sites provides additional evidence for the physical possibility of
development.

Financially Feasible

Potential uses of the site include various uses including multifamily as allowed by right. The
determination of financial feasibility is dependent primarily on the relationship of supply and
demand for the legally probable land uses versus the cost to create the uses. As discussed in the
market analysis, the subject apartment market is generally stabilized. Development of new
apartment properties has occurred in the past few years.

Maximally Productive - Conclusion

The final test of highest and best use of the site as if vacant is that the use be maximally
productive, yielding the highest return to the land.

Based on the information presented above and upon information contained in the market and
neighborhood analysis, we conclude that the highest and best use of the subject as if vacant
would be the development of an apartment property. Our analysis of the subject and its
respective market characteristics indicate the most likely buyer, as if vacant, would be an investor

(land speculation) or a developer.
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AS IMPROVED (PROPOSED)
Legally Permissible

The subject site is proposed for a student housing apartment development that is a legally

permitted, conforming use.

Physically Possible

The layout and positioning of the improvements are considered functional for apartment use.
While it would be physically possible for a wide variety of uses, based on the legal restrictions
and the design of the improvements, the continued use of the property for apartment users would

be the most functional use.

Financially Feasible

The financial feasibility of an apartment property is based on the amount of rent which can be
generated, less operating expenses required to generate that income; if a residual amount
existing, then the land is being put to a productive use. Based upon the income capitalization
approach conclusion, the subject is producing a positive net cash flow and continued utilization of
the improvements for apartment (student housing) purposes is considered financially feasible.

Further, the value of the improvements detailed clearly exceeds the underlying land value.

Maximally Productive - Conclusion

As shown in the applicable valuation sections, buildings that are similar to the subject have been
acquired or continue to be used by apartment (market rate and student housing) owners/tenants.

None of the comparable buildings have been acquired for conversion to an alternative use.

Based on the foregoing, the highest and best use of the property, as improved, is consistent with

the proposed use, as a student housing apartment development.
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Appraisal Methodology

In appraisal practice, an approach to value is included or omitted based on its applicability to the

property type being valued and the quality and quantity of information available.

COST APPROACH

The cost approach is based on the proposition that the informed purchaser would pay no more
for the subject than the cost to produce a substitute property with equivalent utility. This approach
is particularly applicable when the property being appraised involves relatively new improvements
that represent the highest and best use of the land, or when it is improved with relatively unique
or specialized improvements for which there exist few sales or leases of comparable properties.

SALES COMPARISON APPROACH

The sales comparison approach utilizes sales of comparable properties, adjusted for differences,
to indicate a value for the subject. Valuation is typically accomplished using physical units of
comparison such as price per square foot, price per unit, price per floor, etc., or economic units
of comparison such as gross rent multiplier. Adjustments are applied to the physical units of
comparison derived from the comparable sale. The unit of comparison chosen for the subject is
then used to yield a total value. Economic units of comparison are not adjusted, but rather
analyzed as to relevant differences, with the final estimate derived based on the general

comparisons.

INCOME CAPITALIZATION APPROACH

The income capitalization approach reflects the subject’s income-producing capabilities. This
approach is based on the assumption that value is created by the expectation of benefits to be
derived in the future. Specifically estimated is the amount an investor would be willing to pay to
receive an income stream plus reversion value from a property over a period of time. The two
common valuation techniques associated with the income capitalization approach are direct

capitalization and the discounted cash flow (DCF) analysis.

METHODOLOGY APPLICABLE TO THE SUBJECT

In valuing the subject, all three approaches are applicable and have been utilized.
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Land Value

Land Value

The following map and table summarize the comparable data used in the valuation of the subject
site. A detailed description of each transaction is included in the addenda.

It should be noted that within this analysis, we have estimated the land value of the subject
assuming it is approved for the proposed 82 unit (254 bedroom) student housing development

and does not include the contributory value of the existing improvements. The value of the

existing shell building will be considered in the Cost Approach section of this report.
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Land Value

SUMMARY OF COMPARABLE LAND SALES

Transaction Actual Sale Adjusted Sale Density Allowable Price Per
No. Property Location Type Date Proposed Use Price Price ' (UPA) Units Bldg Unit
1 Bloomfield Avenue Jerome Sale Jun-16 215 Market Rate $4,600,000 $4,600,000 37.79 215 $21,395
Avenue, Bloomfield, CT Apartments
2 34 Hopmeadow Street, Sale Dec-15 181 Units $3,640,000 $4,040,000 12.32 181 $22,320
Simsbury, CT
3 1229 Chapel Street, New Sale Apr-14 136 unit $3,675,000 $2,775,000 170.43 136 $20,404
Haven, CT apartment
4 190 Pine Rock Avenue, Sale Oct-11 30 apartment units $595,000 $726,000 13.53 30 $24,200
Hamden, CT
5 322 Deming Road, Berlin, CT Sale Nov-10 72-Apts $1,270,000 $1,350,000 7.95 72 $18,750
Subject 34 Level Street, --- --- Apartment --- --- 14.50 82 ---

New Haven, Connecticut

! Adjusted sale price for cash equivalency and/or development costs (where applicable)
Compiled by CBRE

SUMMARY OF ADJUSTMENTS - AS APPROVED

Upward adjustments were required to Comparables 2, 3, 4 and 5 to reflect the current market
conditions.

Comparable 4 required a downward adjustment for its smaller size.

Comparable 1 requires an upward adjustment to reflect the superior location of the subject near
the Southern Connecticut State University. Comparables 2, 3 and 4 required downward

adjustments to reflect their superior locations.

All of the comparables require upward adjustments to reflect that we are appraising the subject
land assuming it is approved for the proposed 82 unit student housing complex and the
approvals for the comparables were obtained and paid for by the buyers. Comparable 1
required a lesser adjustment to reflect that the sellers had partial approvals in place at the time of
sale.

Comparable 3 requires an upward adjustment for highest and best use to reflect that this
comparable was a different construction class and the costs associated with building a CBD high
rise property are significantly above those at the subject. Comparable 5 requires an upward

adjustment for highest and best use to reflect that it is proposed for an affordable development.

Based on our comparative analysis, the following chart summarizes the adjustments warranted to

each comparable.
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LAND SALES ADJUSTMENT GRID

Comparable Number 1 2 3 4 5
Transaction Type Sale Sale Sale Sale Sale
Transaction Date Jun-16 Dec-15 Apr-14 Oct-11 Nov-10
Proposed Use 215 Market 181 Units 136 unit 30 apartment 72-Apts
Rate apartment units
Actual Sale Price $4,600,000 $3,640,000 $3,675,000 $595,000 $1,270,000
Adjusted Sale Price ' $4,600,000 $4,040,000 $2,775,000 $726,000 $1,350,000
Size (Acres) 5.69 14.69 0.80 2.22 9.06
Size (SF) 247,856 639,940 34,761 96,571 394,667
Density (UPA) 37.79 12.32 170.43 13.53 7.95
Allowable Units 215 181 136 30 72
Price Per Unit $21,395 $22,320 $20,404 $24,200 $18,750
Price ($ Per Unit) $21,395 $22,320 $20,404 $24,200 $18,750
Property Rights Conveyed 0% 0% 0% 0% 0%
Financing Terms' 0% 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0% 0%
Market Conditions (Time) 0% 5% 7% 10% 10%
Subtotal $21,395 $23,436 $21,833 $26,620 $20,625
Size 0% 0% 0% -5% 0%
Shape 0% 0% 0% 0% 0%
Corner 0% 0% 0% 0% 0%
Frontage 0% 0% 0% 0% 0%
Topography 0% 0% 0% 0% 0%
Location 5% -5% -15% -5% 0%
Zoning/Density 5% 10% 10% 10% 10%
Utilities 0% 0% 0% 0% 0%
Highest & Best Use 0% 0% 10% 0% 10%
Total Other Adjustments 10% 5% 5% 0% 20%
Value Indication for Subject  $23,535 $24,608 $22,924 $26,620 $24,750
Absolute Adjustment 10% 20% 42% 30% 30%

Subject

6.00
261,360
14.50
82

! Adjusted sale price for cash equivalency and/or development costs (where applicable)

Compiled by CBRE

CONCLUSION - AS APPROVED
The sales indicate an adjusted price per unit range of $23,535 to $26,620, with an average of

$24,422 per unit. Overall, based on our analysis of the sales data a value indication for the

subject towards the middle of the range of adjusted comparables is considered reasonable. The

following table presents the valuation conclusion:
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CONCLUDED LAND VALUE

$ Per Unit Subject Units Total
$23,000 X 82 = $1,886,000
$25,000 X 82 = $2,050,000
Indicated Value: $1,970,000
(Rounded $ Per Unit) $24,024
(Rounded $ Per Bedroom) $7,756

Compiled by CBRE

It should be noted that the subject represents a proposed student housing development and the metric
of per unit and per bedroom are both relevant. Comparable 4 also represented a student housing
development and indicated an adjusted price of $27,951 per unit and $6,988 per bedroom. Based
on the proposed unit mix at the subject, the concluded value per unit and per bedroom is considered

reasonable.

SUMMARY OF ADJUSTMENTS - AS IS

It should be noted that the subject is not currently approved for the proposed student housing
development and as such, we have adjusted the comparables down to reflect the lack of
approvals at the subject in determining the as is value of the land. All other adjustments remain

consistent with the prior analysis.

All of the comparables require downward adjustments to reflect that they were approved at the
time of sale but the approvals for the proposed developments were paid for and obtained by the
buyers and the subject development is not currently approved for the proposed student housing
development. Comparable 1 required a greater adjustment to reflect that the sellers had paid for

partial approval at the time of sale.

Based on our comparative analysis, the following chart summarizes the adjustments warranted to

each comparable.
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LAND SALES ADJUSTMENT GRID

Comparable Number 1 2 3 4 5
Transaction Type Sale Sale Sale Sale Sale
Transaction Date Jun-16 Dec-15 Apr-14 Oct-11 Nov-10
Proposed Use 215 Market 181 Units 136 unit 30 apartment 72-Apts
Rate apartment units
Actual Sale Price $4,600,000 $3,640,000 $3,675,000 $595,000 $1,270,000
Adjusted Sale Price ' $4,600,000 $4,040,000 $2,775,000 $726,000 $1,350,000
Size (Acres) 5.69 14.69 0.80 2.22 9.06
Size (SF) 247,856 639,940 34,761 96,571 394,667
Density (UPA) 37.79 12.32 170.43 13.53 7.95
Allowable Units 215 181 136 30 72
Price Per Unit $21,395 $22,320 $20,404 $24,200 $18,750
Price ($ Per Unit) $21,395 $22,320 $20,404 $24,200 $18,750
Property Rights Conveyed 0% 0% 0% 0% 0%
Financing Terms' 0% 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0% 0%
Market Conditions (Time) 0% 5% 7% 10% 10%
Subtotal $21,395 $23,436 $21,833 $26,620 $20,625
Size 0% 0% 0% -5% 0%
Shape 0% 0% 0% 0% 0%
Corner 0% 0% 0% 0% 0%
Frontage 0% 0% 0% 0% 0%
Topography 0% 0% 0% 0% 0%
Location 5% -5% -15% -5% 0%
Zoning/Density -30% -25% -25% -25% -25%
Utilities 0% 0% 0% 0% 0%
Highest & Best Use 0% 0% 10% 0% 10%
Total Other Adjustments -25% -30% -30% -35% -15%
Value Indication for Subject  $16,047 $16,406 $15,283 $17,303 $17,531
Absolute Adjustment 35% 35% 57% 45% 45%

Subject

6.00
261,360
14.50
82

! Adjusted sale price for cash equivalency and/or development costs (where applicable)

Compiled by CBRE

CONCLUSION - AS IS

The sales indicate an adjusted price per unit range of $15,283 to $17,531, with an average of

$16,259 per unit. Overall, based on our analysis of the sales data a value indication for the

subject towards the middle of the range of adjusted comparables is considered reasonable. The

following table presents the valuation conclusion:
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CONCLUDED LAND VALUE

$ Per Unit Subiject Units Total
$15,000 X 82 = $1,230,000
$17,000 X 82 = $1,394,000
Indicated Value: $1,300,000
(Rounded $ Per Unit) $15,854
(Rounded $ Per Bedroom) $5,118

Compiled by CBRE

As of the date of value, the subject is improved with a 43,339 square foot building that is in shell
condition. While the developers intend to keep the shell building and incorporate the structure
into the proposed development no premium for this structure would typically be recognized by the
market in a potential purchase and the subject property as improved represents land value and

no contributory value of the shell is considered to exist for purposes of our analysis.

CURRENT SUBJECT CONTRACT

Title to the property is currently vested in the name of Level Street Holdings, LLC. The subject has
recently been marketed for sale for $1,350,000. As of the date of value, the subject is under
contract for sale from Level Street Holdings, LLC to 34 Level BSD, LLC for a purchase price of
$1,118,000. The current contract price is generally considered indicative of market pricing and
the as is value of the subject is slightly above the current contract price and considered
reasonable.
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Cost Approach

REPLACEMENT COST NEW

In estimating the replacement cost new for the subject, the following methods/data sources have

been utilized (where available):

e the comparative unit method has been employed, utilizing the Marshall Valuation Service
(MVS) cost guide, published by Marshall and Swift, LLC; and

e actual/budget construction cost figures available for comparable properties have been
considered.

MARSHALL VALUATION SERVICE
Direct Cost

Salient details regarding the direct costs are summarized in the Cost Approach Conclusion at the

end of this section. The MVS cost estimates include the following:

1. average architect’s and engineer’s fees for plans, plan check, building permits and
survey(s) to establish building line;

2. normal interest in building funds during the period of construction plus a processing fee

or service charge;

materials, sales taxes on materials, and labor costs;

normal site preparation including finish grading and excavation for foundation and

backfill;

utilities from structure to lot line figured for typical setback;

contractor’s overhead and profit, including job supervision, workmen’s compensation,

fire and liability insurance, unemployment insurance, equipment, temporary facilities,

security, efc.;

site improvements (included as lump sum additions); and

initial tenant improvement costs are included in MVS cost estimate. However, additional

lease-up costs such as advertising, marketing and leasing commissions are not

included.

W
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© N

Base building costs (direct costs) are adjusted to reflect the physical characteristics of the subject.
Making these adjustments, including the appropriate local and current cost multipliers, the direct

building cost is indicated.

Additions

ltems not included in the direct building cost estimate include parking and walks, signage,
landscaping, and miscellaneous site improvements. The cost for these items is estimated

separately using the segregated cost sections of the MVS cost guide.

Indirect Cost ltems

Several indirect cost items are not included in the direct building cost figures derived through the
MVS cost guide. These items include developer overhead (general and administrative costs),
property taxes, legal and insurance costs, local development fees and contingencies, lease-up

and marketing costs and miscellaneous costs. The concluded indirect cost allowance is 10.0%.
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MYVS Conclusion

Cost Approach

The concluded direct and indirect building cost estimates obtained via the MVS cost guide

(Section 11, Page 18, dated November 2016) are illustrated as follows:

MARSHALL VALUATION SERVICE COST SCHEDULE

Primary Building Type: Apartment (Student) Height per Story: 10
Effective Age: 0 YRS Number of Buildings: 4
Condition: New Gross Building Area: 103,339 SF
Exterior Wall: Brick and Siding Net Rentable Area: 81,560 SF
Number of Units: 82 Average Unit Size: 995 SF
Number of Stories: 2-3 Average Floor Area: 2 SF
MVS Sec/Page 11/18/C 11/18/D
Quality/Bldg. Class Average/C Average/C
Building Component Existing Bldg. New Bldgs.
Component Sq. Ft. 43,339 SF 60,000 SF
Base Square Foot Cost $91.50 $86.50
Square Foot Refinements
Heating and Cooling $0.00 $0.00
Sprinklers $0.00 $0.00
Other $0.00 $0.00
Other $0.00 $0.00
Subtotal $91.50 $86.50
Height and Size Refinements
Number of Stories Multiplier 1.000 1.000
Height per Story Multiplier 1.000 1.000
Floor Area Multiplier 1.000 1.000
Subtotal $91.50 $86.50
Cost Multipliers
Current Cost Multiplier 1.04 1.03
Local Multiplier 1.16 1.14
Final Square Foot Cost $110.39 $101.57
Base Component Cost $4,784,002 $6,094,098

Base Building Cost
Additions

(via Marshall Valuation Service cost data)

Signage, Landscaping & Misc. Site Improvements (not included above)

Appliances
Direct Building Cost

Indirect Cosis

Direct and Indirect Building Cost

Rounded

10.0% of Direct Building Cost

$10,878,100

$723,373
$410,000

$12,011,473

$1,201,147

$13,212,620
$13,213,000

Compiled by CBRE

ACTUAL/BUDGET COMPARABLE CONSTRUCTION COSTS

Comparable cost information on a number of comparable properties is included below and used

to estimate the reasonable construction cost of the subject.
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CONSTRUCTION COSTS

Comparable:
Name:

Property Type

Year of Cost Data

Cost Data Based Upon...

Size (SF):
Cost Component
Hard Costs

Soft Costs
Site Costs

Total
Cost Per SF

1 2 3 Average
Confidential Confidential Confidential
Hartford County Hartford County New Haven
County
2014 2014 2012
Budget Budget Budget
58,096 145,584 72,000 91,893
$5,600,000 $15,180,191 $5,780,750 $8,853,647
$530,000 $3,197,194 $1,288,680 $1,671,958
$670,000 $0 $530,207 $400,069
$6,800,000 $18,377,385 $7,599,637 $10,925,674
$117.05 $126.23 $105.55 $116.28

Compiled by CBRE

The subject development is in the early stages of planning and as of the date of value a detailed

construction budget was not available or provided to CBRE.

The subject developers have

indicated that they anticipate construction costs to complete the proposed subject improvements

to approximate $100 per square foot for the new buildings (estimated at 60,000 square feet) for
a hard cost of $6,000,000 and $2,500,000-$3,000,000 to renovate the existing shell structure

of 43,339 square feet ($58-$69 per square foot).

The developer has received a bid from a

contractor to renovate the existing building. The renovation budget for the 43,339 square foot

building is below.

Reportedly, the contractor has indicated that the budget indicated above to renovated the existing

building may be reduced based on various changes to finishes and specifications.
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Below is the developer’s budget to complete the proposed renovation/construction to include their

estimated renovation cost of the existing building and the ground up construction of the new

buildings.

As noted in the chart above the developer anticipates that the total construction costs will
approximate $11,713,000 and excluding acquisition costs the total cost to complete the project is
budgeted by the developer at $10,515,000 or $101.75 per square foot of building. This amount
is considered to be generally reasonable given the value associated with retaining the shell of the

existing structure.
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Cost Approach

The subject represents a rehabilitation of a vacant former nursing home structure and the costs
above reflect a mix of the renovation budget for the existing structure and the construction of
several ground up structures and does not represent the full costs associated with ground up
construction. As such, these costs have been presented for informational purposes only within
this analysis.

Overall, most weight has been placed on the total costs as provided by the MVS figures and the
cost comparable data.

DIRECT AND INDIRECT COST CONCLUSION

Source Subject Estimate  Per SF

MYVS Cost Guide $13,213,000 $127.86
Cost Comparables (Avg.) n/a  $116.28
CBRE Estimate $12,500,000 $120.96

Compiled by CBRE

Within our analysis, we have estimated direct and indirect costs in-line with the Marshall and Swift

figures as well as the local cost comparables.

COST APPROACH CONCLUSION

The value estimate is calculated as follows.
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COST APPROACH CONCLUSION

Primary Building Type: Apartment (Student) Height per Story: 10
Effective Age: 0 YRS Number of Buildings: 4
Condition: New Gross Building Area: 103,339 SF
Exterior Wall: Brick and Siding Net Rentable Area: 81,560 SF
Number of Units: 82 Average Unit Size: 995 SF
Number of Stories: 2-3 Average Floor Area: 2 SF
Direct and Indirect Building Cost $12,500,000
Entrepreneurial Profit 25.0% of Total Building Cost $3,125,000
Replacement Cost New $15,625,000
Accrued Depreciation

Incurable Physical Deterioration 0.0% of Replacement Cost New less $0

Curable Physical Deterioration

Functional Obsolescence $0

External Obsolescence $0
Total Accrued Depreciation 0.0% of Replacement Cost New $0
Contributory Value of FF&E $0
Depreciated Replacement Cost $15,625,000
Existing Land and Building Value $1,970,000
Indicated Stabilized Value Excluding FF&E $17,595,000
Rounded $17,600,000

FF&E Cost $656,000
Indicated Value $18,256,000

Value of The Tax Abatement $1,470,000
Indicated Value As Stabilized $19,726,000
Rounded $19,730,000

Lease-Up Discount ($1,110,000)
Indicated As Complete Value $18,620,000
Rounded $18,620,000
Value Per Unit $227,073

Compiled by CBRE

CBRE is aware of a similar student housing development that disclosed the FF&E cost of

approximately $7,000-$8,000 per unit. Within our analysis we have conservatively included a

cost of $8,000 per unit or $656,000 for FF&E.
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Sales Comparison Approach

The following map and table summarize the comparable data used in the valuation of the

subject. A detailed description of each transaction is included in the addenda.

SUMMARY OF COMPARABLE APARTMENT SALES

Transaction Year No. Avg. Unit No. Actual Sale Adjusted Sale Price Per Price Per NOI Per NOI Per
No. Name Type Date Built Units Size Bedrooms Price Price ' Unit' Bedroom Occ. Unit Bedroom OAR
1 Nittany Crossing, Sale  Nov-16 1996 204 1,079 684 $43,510,000 $43,510,000 $213,284 $63,611 100% $13,907 $4,148 6.52%

601 Vairo Boulevard,
State College, PA

2 U Point, Sale  Oct-16 2016 54 1,444 163 $23,100,000 $23,100,000 $427,778 $141,718 85% $27,378 $9,070  6.40%
404 University Avenue,
Syracuse, NY

3 The View, Sale  Mar-16 2013 216 1,182 584 $43,750,000 $43,750,000 $202,546 $74,914 100% $12,186 $4,510  6.02%

850 Toftrees Avenue,
State College, PA

4 SCSU Housing, Sale  Aug-15 2012 30 1,580 120 $7,600,000 $7,600,000 $253,333 $63,333 100% $15,918 $3,977 6.28%
190 Pine Rock Avenue,
Hamden, CT

5 51 Eckart Street, Sale  Apr-12 2009 44 964 132 $8,600,000 $8,600,000 $195,455 $65,152 100% $14,510 $4,834  7.42%

51 Eckart Street,
Bridgeport, CT

6 62 Chestnut Street, Sale  Apr-12 2011 36 1,294 76 $8,400,000 $8,400,000 $233,333 $110,526 100% $15,617 $7,394  6.69%
62 Chestnut Street,
Danbury, CT
Subj. Proposed Student Housing - - TBD 82 995 254 - - - - 97% $13,704 $4,424

Development,
34 Level Street,
New Haven, Connecticut

! Adjusted sale price for cash equivalency, lease-up and/or deferred maintenance (where applicable)
Compiled by CBRE

The sales utilized represent the best data available for comparison with the subject. They were
selected from our research of comparable improved sales within Greater CT as well as NY and
PA and consist of student housing properties. These sales were chosen based upon similar

location, age/condition, size, amenities and unit mix.
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DISCUSSION/ANALYSIS OF IMPROVED SALES
Improved Sale One

This comparable represents a multifamily property consisting of 204 units and is situated on a
16.39-acre parcel at 601 Vairo Boulevard in State College, PA. The improvements were
originally constructed in 1996 and were considered in average condition at the time of sale. The
exterior walls depict vinyl siding construction components. The average unit size was 1,079
square feet. The property sold in November 2016 for $43,510,000, or $213,284 per unit or
$63,611 per bedroom. Pro Forma (Stabilized) net operating income at the time of sale was
$2,837,016, for an overall capitalization rate of 6.52%. The property's occupancy at the time of
sale was 100%. This is the sale of Nittany Crossing, a 204-unit/684-bed student housing
property. The project amenities include a clubhouse with fitness center, business center, study
room, and recreation lounge. There is also a pool, basketball courts, tennis courts and volleyball

courts.

This comparable required an upward adjustment for project size with regards to economies of
scale given its larger complex size. A downward adjustment is required to reflect the superior
location of this comparable at a larger regional college. An upward adjustment was required to
reflect the newer age of the subject improvements. A downward adjustment was required to
reflect the larger average unit size. Overall, the net adjustment to this comparable was

downward.

Improved Sale Two

This comparable represents a multifamily property consisting of 54 units and is situated on a
0.6524-acre parcel at 404 University Avenue in Syracuse, NY. The improvements were originally
constructed in 2016 and were considered in new condition at the time of sale. The average unit
size was 1,444 square feet. The property sold in October 2016 for $23,100,000, or $427,778
per unit or $141,718 per bedroom. Pro Forma (Stabilized) net operating income at the time of
sale was $1,478,400, for an overall capitalization rate of 6.4%. The property's occupancy at the
time of sale was 85%. This comparable reflects the sale of a 163-bed, 54-unit student housing
development located near Syracuse University. The property was constructed in 2016 and
achieved a Year 1 occupancy rate of approximately 77.0%. According to the leasing agent
interviewed, the project is expected to achieve a Year 2 occupancy of 100% based on pre-leasing

figures.

This comparable required a downward adjustment to reflect the larger average unit size and unit
mix. A downward adjustment is required to reflect the superior location of this comparable at a
larger regional college. Overall, the net adjustment to this comparable was downward.
Improved Sale Three

This comparable represents a multifamily property consisting of 216 units and is situated on a
12.22-acre parcel at 850 Toftrees Avenue in State College, PA. The improvements were
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originally constructed in 2013 and were considered in good condition at the time of sale. The
exterior walls depict masonry construction components. The average unit size was 1,181 square
feet. The property sold in March 2016 for $43,750,000, or $202,546 per unit or $74,914 per
bedroom. Pro Forma (Stabilized) net operating income at the time of sale was $2,632,176, for
an overall capitalization rate of 6.02%. The property's occupancy at the time of sale was 99.5%.
This is the sale of a 216-unit/584-bed student housing property catering to students at Penn
State, The View (formerly known as The Grove). The property provides an average unit size of
1,181 square feet; there is also a clubhouse with fitness center, business center, community room
and game room, plus a pool with sundeck, sports courts and landscaped green spaces.

This comparable required an upward adjustment for project size with regards to economies of
scale given its larger complex size. A downward adjustment is required to reflect the superior
location of this comparable at a larger regional college. A downward adjustment was required
to reflect the larger average unit size. Overall, the net adjustment to this comparable was
downward.

Improved Sale Four

This comparable represents a multifamily property consisting of 30 units and is situated on a
2.217-acre parcel at 190 Pine Rock Avenue in Hamden, CT. The improvements were originally
constructed in 2012 and were considered in good condition at the time of sale. The exterior
walls depict siding construction components. The average unit size was 1,580 square feet. The
property sold in August 2015 for $7,600,000, or $253,333 per unit or $63,333 per bedroom.
Pro Forma (Stabilized) net operating income at the time of sale was $477,547, for an overall
capitalization rate of 6.28%. The property's occupancy at the time of sale was 100%. The
property includes five apartment buildings that include two levels of living space constructed over
a one-level garage. The total bedroom count is 120 bedrooms that are all single-occupancy.
The units are marketed toward students at nearby Southern Connecticut State University.

This comparable required an upward adjustment to reflect the current market conditions. A
downward adjustment for project size was required with regards to economies of scale given its
smaller complex size. A downward adjustment was required to reflect the larger average unit
size. An upward adjustment was required to reflect the inferior amount of on-site amenities.

Overall, the net adjustment to this comparable was downward.

Improved Sale Five

This comparable represents a multifamily property consisting of 44 units and is situated on a
1.46-acre parcel at 51 Eckart Street in Bridgeport, CT. The improvements were originally
constructed in 2009 and were considered in good condition at the time of sale. The exterior
walls depict vinyl siding construction components. The average unit size was 964 square feet.
The property sold in April 2012 for $8,600,000, or $195,455 per unit or $65,152 per bedroom.
Pro Forma (Stabilized) net operating income at the time of sale was $638,435, for an overall
capitalization rate of 7.42%. The property's occupancy at the time of sale was 100%. The
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property consists of one building with three-stories of apartments with central common hallways
to access units. The units are marketed toward students at nearby Sacred Heart University and all
units are designed for 4 students per unit with two single bedrooms and one double-occupancy

bedroom.

This comparable required an upward adjustment to reflect the current market conditions. A
downward adjustment for project size was required with regards to economies of scale given its
smaller complex size. A downward adjustment was required to reflect the larger average unit
size. An upward adjustment was required to reflect the inferior amount of on-site amenities.

Overall, the net adjustment to this comparable was downward.

Improved Sale Six

This comparable represents a multifamily property consisting of 36 units and is situated on a
3.487-acre parcel at 62 Chestnut Street in Danbury, CT. The improvements were originally
constructed in 2011 and were considered in new condition at the time of sale. The exterior walls
depict vinyl siding construction components. The average unit size was 1,294 square feet. The
property sold in April 2012 for $8,400,000, or $233,333 per unit or $110,526 per bedroom.
Pro Forma (Stabilized) net operating income at the time of sale was $562,217, for an overall
capitalization rate of 6.69%. The property's EGIM was calculated as 9.94 and occupancy at the
time of sale was 100%. The property includes six buildings have two levels of living space
constructed over a ground-level garage. 32 units includes two bedrooms, 1.5 bathrooms and a
garage and 4 units are handicap accessible and feature three-bedrooms and 2.5 bathroom. The
units are marketed toward students at nearby Western Connecticut State University and all units
are designed for 4 students per unit (2 students per bedroom).

This comparable required an upward adjustment to reflect the current market conditions. A
downward adjustment for project size was required with regards to economies of scale given its
smaller complex size. A downward adjustment was required to reflect the larger average unit size
and to reflect that all units bedrooms are double occupancy. An upward adjustment was
required to reflect the inferior amount of on-site amenities. Overall, the net adjustment to this

comparable was downward.

SUMMARY OF ADJUSTMENTS

Based on our comparative analysis, the following chart summarizes the adjustments warranted to

each comparable.
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APARTMENT SALES ADJUSTMENT GRID

Comparable Number 1 2 3 4 5 6 Sub;j.
Transaction Type Sale Sale Sale Sale Sale Sale -
Transaction Date Nov-16 Oct-16 Mar-16 Aug-15 Apr-12 Apr-12
Year Built 1996 2016 2013 2012 2009 2011 TBD
No. Units 204 54 216 30 44 36 82
Ave. Unit Size 1,079 1,444 1,182 1,580 964 1,294 995
No. of Bedrooms 684 163 584 120 132 76 254
Actual Sale Price $43,510,000 $23,100,000 $43,750,000 $7,600,000 $8,600,000 $8,400,000 ---
NOI Per Unit $13,907 $9,070 $12,186 $15,918 $14,510 $15,617 $13,704
NOI Per Bedroom $4,148 $9,070 $4,510 $3,977 $4,834 $7,394 $4,424
OAR 6.52% 6.40% 6.02% 6.28% 7.42% 6.69% -—-
Adi. Price Per Unit $213,284 $427,778 $202,546 $253,333 $195,455 $233,333

Adj. Price Per Bedroom $63,611 $141,718 $74,914 $63,333 $65,152 $110,526

Property Rights Conveyed 0% 0% 0% 0% 0% 0%

Financing Terms ' 0% 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0% 0% 0%

Market Conditions (Time) 0% 0% 0% 3% 10% 10%

Subtotal - Price Per Unit $213,284  $427,778  $202,546  $260,933  $215,001 $256,666

Subtotal - Price Per Bedroom $63,611 $141,718 $74,914 $65,233 $71,667 $121,579

Location -15% -15% -15% 0% 0% 0%

Project Size 10% 0% 10% -5% -5% -10%

Age/Condition 3% 0% 0% 0% 0% 0%

Quality of Construction 0% 0% 0% 0% 0% 0%

Ave. Unit Size/Unit Mix -5% -15% -5% -15% -3% -15%

Project Amenities 0% 0% 0% 5% 5% 5%

Parking 0% 0% 0% 0% 0% 0%

Other 0% 0% 0% 0% 0% 0%

Total Other Adjustments -7% -30% -10% -15% -3% -20%

Indicated Value Per Unit $198,354 $299,444 $182,292 $221,793 $208,550 $205,333

Indicated Value Per Bedroom $59,158 $99,202 $67,423 $55,448 $69,517 $97,263

Absolute Adjustment 33% 30% 30% 28% 23% 40%

! Adjusted for cash equivalency, lease-up and/or deferred maintenance (where applicable)
Compiled by CBRE

SALES COMPARISON APPROACH CONCLUSION

The adjusted comparables indicate a range of $182,292 to $299,444 per unit with an average
of $219,295 per unit and a median of $206,942 per unit respectively. On a per bedroom basis
the comparables indicate a range of $55,448 to $99,202 per bedroom with an average of
$74,669 per bedroom. Overall, a value indication for the subject on a per unit basis towards the

middle of the range of these comparables is considered reasonable for the subject.
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The following table presents the estimated value for the subject as indicated by the sales

comparison approach.

SALES COMPARISON APPROACH

Total Bedrooms X Value Per Unit = Value
254 X $70,000 = $17,780,000
254 X $75,000 = $19,050,000
VALUE CONCLUSION
Indicated Value $18,400,000
Plus Value of Tax Abatement $1,470,000
As Stabilized Value $19,870,000
Value Per Unit $242,317
Value Per Bed $78,228
Lease-Up Discount ($1,110,000)
Indicated As Complete Value $18,760,000
Rounded $18,760,000
Value Per Unit $228,780
Value Per Bed $73,858

Compiled by CBRE

It should be noted that our value conclusion includes any value associated with FF& E.
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Income Capitalization Approach

The subject property is proposed for the development of an 82-unit (254 bedroom) student
housing complex. The following analysis will present an estimate of market rent for the subject
units. For purposes of this analysis, we have considered both newer market rate apartment
complexes in the area, as well as rates for student housing at Southern Connecticut State

University.

MARKET RATE APARTMENT COMPARABLES

SUMMARY OF COMPARABLE APARTMENT RENTALS

Comp. Property Name Year No. Unit Monthly Asking
No. and Location Built Occ. Units Unit Type Area (SF) Rent Rent Per SF Util. Incl.
1 Grand Reserve Orange 2003 98% 168 1BR/1BA 771 $1,465-$1,750 $2.08 PSF None
75 Prindle Hill Road, 1BR/1BA 925 $1,755 $1.90 PSF
Orange, CT 1BR/1BA 952 $1,595 $1.68 PSF
2BR/2BA 1,127 $2,259-$2,425 $2.08 PSF
2BR/2BA 1,235 $2,455 $1.99 PSF
3BR/2BA 1,293 $2,480-$2,490 $1.92 PSF
2 Avalon Milford 2004  98% 246 1BR/1BA 755 $1,480 $1.96 PSF None
1 Avalon Drive, 1BR/1BA 771 $1,482-$1,605 $2.00 PSF
Milford, CT 1BR/1BA 782 $1,590-51,635  $2.06 PSF
2BR/2BA 1,208 $1,830-$1,870 $1.53 PSF
3 Wintergreen at Westville 2008 95% 294 1BR/1BA 758 $1,260 $1.66 PSF None
400 Blake St, 1BR/1BA 870 $1,285 $1.48 PSF
New Haven, CT 2BR/2BA 940-1,243  $1,405-$1,790  $1.46 PSF
3BR/2BA 1,438 $2,030 $1.41 PSF
4 Town Walk at Hamden Hills 1992 99% 764 1BR/1BA 713 $1,259-$1,269 $1.77 PSF None
100 Town Walk Drive, 1BR/1BA 849-893  $1,349-$1,359 $1.55 PSF
Hamden, CT 1BR/1BA 853 $1,339-$1,349  $1.58 PSF
1BR/1BA 920-1,097  $1,369-$1,489 $1.38 PSF
2BR/1BA 1,033-,1,045 $1,439-$1,519 $1.47 PSF
2BR/2BA 1,981,246 $1,619-$1,629 $1.33 PSF
2BR/1BA 1,251 $1,649 $1.32 PSF
2BR/2BA 1,298 $1,839-$1,849 $1.27 PSF
3BR/2BA 1,415-1,498 $1,839 $1.42 PSF
Subj.  Proposed Student Housing TBD 0% 82 -

Development
34 Level Street,
New Haven, Connecticut

Compiled by CBRE

The above rental complexes include four of the newest developments in the subject town and in
the nearby communities of Haomden, Milford and Orange. It should be noted that students at
SCSU rent units at Rental 3, which is considered to be the best comparable for comparison to the

subject property.

Within our analysis, we have primarily considered the larger two- and three-bedroom unit type at
the comparables and adjusted for differences in the number of bedrooms, bathrooms and

differences in unit sizes.
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The proposed subject units will include studio suites for 3-4 occupants, three-bedroom suites and
four-bedroom suites. The tenants are responsible for all utility costs, to include heat, hot water
and electricity. The developers indicated that they anticipate rental rates of approximately $500-
$600 per bedroom. The rent will reportedly include a premium for furniture of $50 per month.
Furnished units will include beds, dressers, desks, kitchen table with chairs, sofa, end tables, and
a coffee table. Typically most student housing properties in the area include furniture in the
rental rates in order to charge rent by bedroom. As such, within our analysis, we have estimated
market rent to include furniture.

All of the complexes require the tenants to pay for utility costs to include heat, hot water and

electricity, requiring no adjustment for comparison to the subject property.

The proposed subject unit mix will include some four bedroom unit types. Unfortunately, the
market data does not include any four bedroom apartment units. Four bedroom apartments are
not typically constructed at market rate complexes. Typically, the market will recognize a
premium for additional bedrooms. The premiums are hard to quantify as rents must be adjusted
for variations in unit sizes. Additionally, the premiums decrease as the number of bedrooms
increase. Overall, an upward adjustment is needed to reflect the additional bedroom at the

subject property when compared to the rental properties.

The above rates do not include furniture. Upward adjustments are required to all of the

comparables to reflect the furniture included at the subject.

Lastly, upward adjustments are needed to reflect the additional bathrooms at the subject units as
all of the comparables include only one or two bathrooms while the three- and four-bedroom
units at the subject will include either 3 or 4 bathrooms.

As noted, Rental 3 is considered the best comparable for comparison to the subject property. The
average rent for the three-bedroom unit at this complex is $2,030 per month. In terms of the
three-bedroom units at the asking rent at this comparable is considered to be in-line with the
$1,800 per month rent estimate by the subject developers. Adjusting this rent upward for
furniture and additional bedroom and bathrooms results in an adjusted rent that is considered

comparable to the proposed rent estimated by the developers of $2,400 per unit per month.

STUDENT HOUSING AT SOUTHERN CONNECTICUT STATE UNIVERSITY

We have also considered the current costs for student housing at Southern Connecticut State

University. Presented below is a summary of the total costs to exclude food plans.
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The above chart indicates total cost per semester ranging from $2,572.00 for West Campus
Triple to $5,513.00 for West Campus Single Suite. These tenants are not responsible for heat,
hot water or electricity. The following information on the different housing options was taken

from the Southern Connecticut State University website.

West Campus

The Office of Residence Life opened its new 350-student co-ed residence hall for the fall 2004

semester. The West Campus residence complex offers two living styles for residents of campus -
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traditional double or triple rooms and single bedrooms in suite-style housing. West Campus also

offers two computer labs located on the second and fourth floors available to all students.

Double/Triple Rooms

Similar to the straight-line residence halls located on the Residence Life Quad, one half of the
new residence hall offers traditional collegiate-style double or triple accommodations, with rooms
including the following amenities: Closets and drawer space, beds with matiresses, two or three
desks, two or three chairs, and a compact microwave/refrigerator unit.

All rooms are cable-, telephone-, and ResNet-equipped. On each floor of the hall is a community
bathroom with multiple shower units, toilets, and sinks for use by residents of that floor. In
addition, each floor has a common area lounge equipped with cable television; the lounge is
often the site of programming within the building.

Suite-Style

The other half of the residence hall is suite-style housing with four students per apartment. Each
student enjoys his or her own personal bedroom while sharing a common area living room,
storage space, and entryway. Each suite also includes two bathrooms for use by its residents, as
well as two compact microwave/refrigerator units. Each room is equipped with telephone access,

ResNet, and digital cable in a fully-furnished apartment. Each bedroom in a suite includes the
following amenities: One closet and dresser, one bed with mattress, one desk, and one chair.

Brownell

Brownell Hall is a blend of a traditional-style residence hall and upperclassman housing. Each
apartment accommodates either four or six students and provides ample storage space.
Additionally, each apartment is equipped with a full bathroom with multiple sinks and a furnished
living room area. Separately controlled heating and air conditioning units are in each room of
the apartment.

The living room comes with cable and two couches, while in the bedrooms each student is
provided with closet space, a three-drawer dresser, bed, mattress, chair and desk. Each bedroom
also is equipped with its own telephone and ResNet line for easy access. Finally, there are several

common area closets and a walk-in pantry room in the apartment to be used for storage.
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On the third and fourth floors of the hall there are common area lounges equipped with cable
television and a full kitchen with stove. These lounges are open to all residents for use and are
often the sights of floor meetings, programs, and other social activities within the building. The
second and fourth floors include two pool tables available for use by the residents within the

building at no charge.

Schwartz Hall

Schwartz Hall offers true apartment-style living for sophomore and junior students, with three

different housing options for students in two-, four-, or six-person apartments.

Each apartment has a full kitchen equipped with stove/oven, sink and garbage disposal, full-
sized refrigerator, and dishwasher. Individual heating and air conditioning units in the apartment

allow for control over the temperature of the rooms.

The two-person apartment is studio-style, with a large open area adjacent to the kitchen. A full
bathroom is also provided in the apartment, as is a small walk-in storage area. A dining room
table and couches are provided for the living area. Finally, each student is provided with a bed,

matiress, dresser, desk, and chair.

The four-person apartments offer the same amenities as the two-person apartments, except the
living room area is separated from the bedroom. These apartments offer ample storage space
and a full bathroom with shower. Individual control for heating and air conditioning units allow

for separate climate control in the bedroom and the living room.

The six-person apartments provide a large living room and dining area adjacent to the kitchen.
Along with the full bathroom, extra sinks are provided. Finally, two bedrooms are provided to
allow spacious living space in the apartment. Each resident is provided with a bed, mattress,

desk, chair, and dresser for storage.

The main floor of Schwartz Hall is home to the central office of the Office of Residence Life as
well as the Center for Career Services and the Office of Diversity and Equity. The basement
houses the University Women's Center and the Drug and Alcohol Resource Center. Also, a large
laundry room offers multiple washers and dryers for use by residents, with study carrels, cable

television, and couches for relaxation.
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North Campus Mid-Rise

The North Campus Residence Complex is the largest residence hall at Southern Connecticut State

University, housing more than 600 students in the midrise and townhouses.

The North Campus Midrise provides full apartment-style living for juniors and seniors, with four
people per apartment. Each apartment is equipped with a full-sized refrigerator, stove/oven,
dishwasher, and sink area. The common area living room in each apartment is fully carpeted
and equipped with two couches, a coffee table, and cable access. Each of the two bedrooms also
contains a full bathroom with shower for use by the residents of that room. Ample closet space
and two dressers per bedroom allow for plenty of storage space. Finally, each bedroom also
comes with two beds, two mattresses, two desks, and two chairs. Individual heating and air
conditioning units in each bedroom allow for personalized control of the heat of the apartment

and the separate telephone and ResNet lines per bedroom allow for easy access by all residents.

Each floor of the Midrise has a laundry room with washers and dryers. The first floor of the
Midrise offers additional amenities to the residents including: a recreation room, with a pool
table, the North Campus Computer Lab, the North Campus Marketplace which offers a mini-
grocery store. The store offers fresh baked goods, frozen items, sandwiches, dairy products,
canned items, and other apartment supplies.

North Campus Townhouses

The North Campus Townhouses are living accommodations for seniors and graduate students.

Four-person apartments offer all of the amenities of the Midrise, with a separate entrance for
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each apartment. Each apartment is equipped with a full-sized refrigerator, stove/oven,
dishwasher, and sink area. The common area living room in each apartment is fully carpeted
and provides two couches, a coffee table, and cable access. Each of the two bedrooms also
contains a full bathroom with shower for use by the residents of that room. Ample closet space
and two dressers per bedroom allow for plenty of storage space. Finally, each bedroom also
comes with two beds, two matiresses, two desks, and two chairs. Individual heating and air
conditioning units in each bedroom allow for personalized control of the heat of the apartment,

and the separate telephone and ResNet lines per bedroom allow for easy access by all residents.

Townhouse residents have access to laundry rooms with washers and dryers and the amenities in
the Mid-rise building.

CONCLUSION

Overall, of the campus living options at Southern Connecticut the West Campus Triple compares
best to the subject studio units that are meant to house 3-4 people and the townhome and suite

style units compare best to the three- and four-bedroom units at the subject.

TWO ADDITIONAL STUDENT HOUSING COMPLEXES

We have also considered the current rental rates at two student housing complexes which are

proposed or were recently constructed by the subject developer.

Bridgeport Student Housing

This is a new development that was completed in 2009 and contains 44 garden style units that
are less than one mile from Sacred Heart University in Bridgeport, CT. All of these units contain
three bedrooms and 2.5 bathrooms with three or four students per unit. Most recently, this
complex was master leased to Sacred Heart University with students paying the university directly
for rent. Formerly, students paid a monthly rent to the landlord as well as all utilities directly to
the utilities companies. The average rent per bed prior to being master leased to the university
was reported to be approximately $650-$700 per bedroom.

In comparison to the subject property, most of the bedrooms apparently contain one bed similar
to the subject units. Minimal adjustments are needed to the per bed and per bedroom rental
rates for comparison to the subject property. Downward adjustments are needed to reflect the

utilities included in the rent at this comparable.

190 Pine Rock Avenue, Hamden

This is a new development that was completed in 2012 and contains 30 townhouse style units
that are walking distance to Southern Connecticut State University in New Haven, CT. All of these
units contain four bedrooms and either 2.5 or 3.5 bathrooms with four students per unit. The
rental rates include all utilities including heat, hot water and electricity. The average rent per bed
was reported to be approximately $650-$700 per bedroom.
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In comparison to the subject property, most of the bedrooms apparently contain one bed similar
to the subject units. Minimal adjustments are needed to the per bed and per bedroom rental
rates for comparison to the subject property. Downward adjustments are needed to reflect the

utilities included in the rent at this comparable.

Danbury Student Housing

A 36 unit student housing apartment complex was completed in 2011 in Danbury that is less
than 0.50 mile from the downtown campus of Western Connecticut State University. Construction
was completed prior to the 2011 fall term. The two-bedroom units are 1,200 square feet each
with three or four students per unit. Each townhouse style unit has a two-car garage and is
rented as a fully furnished unit. The students are responsible for their utilities. The average rent
per bed is $425 per month, with per unit rents ranging from approximately $850 per month to
$1,700 per month. This equates to $425 to $850 per bedroom.

In comparison to the subject property, these units offer similar design and construction features,
warranting minimal adjustment. Upward adjustments are needed to the per bed rents as the

subject units offer a mix of private and multiple-occupancy bedrooms.

SUBJECT RENTAL INFORMATION

The following table shows the subject’s unit mix.

SUBJECT RENTAL INFORMATION

No. of No. of Unit Unit
Type Units Bedrooms  Size (SF) Occ.
Studio 14 14 500 SF 0%
3BR/3BA 32 96 980 SF 0%
4BR/4BA 36 144 1,200 SF 0%
Total/Average: 82 254 995 SF 0%

Compiled by CBRE

The subject developers have reported that they anticipate rental rates per bedroom to
approximate $700+ per bedroom for the 3 and 4 bedroom units and for the studio units they
approximate $800 per unit assuming single occupancy, $1,050 per unit assuming double
occupancy and $1,200 per unit assuming triple occupancy. Within our analysis we have
primarily relied on the comparables to determine market rent for the proposed units. The most
relevant comparable is 190 Pine Rock Avenue in Hamden, which is within a mile of the subject
and caters to students at Southern Connecticut State University. The asking rate at this complex is
currently $650-$700 per bedroom. Within our analysis, we have concluded market rent in-line

with this comparable.
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MARKET RENT CONCLUSIONS

The following chart shows the market rent conclusions for the subject:

MARKET RENT CONCLUSIONS

No. Unit Monthly Rent Annual Rent Annual
Units Unit Type Size Total SF $/Unit  $/SF PRI $/Unit $/SF Total
14  Studio 500 SF 7,000 SF $1,000 $2.00 $14,000 $12,000 $24.00 $168,000
32  3BR/3BA 980 SF 31,360 SF $2,025 $2.07 $64,800 $24,300 $24.80 $777,600
36  4BR/4BA 1,200 SF 43,200 SF $2,700 $2.25 $97,200 $32,400 $27.00 $1,166,400
82 995 SF 81,560 SF $2,146 $2.16  $176,000 $25,756  $25.90 $2,112,000

Compiled by CBRE

POTENTIAL RENTAL INCOME CONCLUSION

Within this analysis, potential rental income is estimated based upon the forward looking market

rental rates over the next twelve months.

OPERATING HISTORY

The subject development is in the preliminary stages of planning and a detailed pro forma
stabilized operating budget was not available. As such, within our analysis, we have estimated
pro forma stabilized expenses based on available market comparables for similar student

housing developments in the area.

RENT CONCESSIONS

Rent concessions are currently not prevalent in the local market nor are they present at the

subject.

VACANCY

Given the need for housing units at SCSU and the limited newer alternatives within the immediate

area of the school, we have included a minor vacancy and collection loss of 3.0%.

OTHER INCOME
Other income is supplemental to that derived from leasing of the improvements. This includes
categories such as forfeited deposits, vending machines, late charges, etc. The subject’s income

is detailed as follows:

OTHER INCOME

Year Total $/Unit
CBRE Estimate $12,300 $150

Compiled by CBRE

¥ CBRE



Income Capitalization Approach

The subject includes other income primarily from tenant fines, laundry and other miscellaneous

income. Within our analysis, we have included other income consistent with the comparables,

which is considered reasonable.

EFFECTIVE GROSS INCOME

The subject’s effective gross income is detailed as follows:

EFFECTIVE GROSS INCOME

Year

Total % Change

CBRE Estimate

$2,060,940 -—-

Compiled by CBRE

OPERATING EXPENSE ANALYSIS

Expense Comparables

The following chart summarizes expenses obtained from recognized industry publications and/or

comparable properties.

EXPENSE COMPARABLES

Comparable Number
Location

No. Units

Expense Year

Revenues
Net Rental Income
Other Income
Effective Gross Income

Expenses
Real Estate Taxes
Property Insurance
Utilities
Administrative & General
Repairs & Maintenance
Management Fee !
Payroll
Security
Advertising & Leasing
Reserves for Replacement
Operating Expenses
Operating Expense Ratio
T (Mgmt. typically analyzed as a % of EGI)

1 2 3 Subject
Bridgeport Danbury Hamden
44 36 30 82
2015 2015 2015 Pro Forma

$/Unit $/Unit $/Unit $/Unit
$26,136 $18,608 $29,667 $24,983
- - 121 150
$26,136 $18,608 $29,788 $25,133
$4,273 $3,817 $6,967 $5,499
455 1,250 1,064 650
2,727 192 711 1,100
295 - 153 225
1,277 1,356 1,442 1,100
1,034 972 1,659 1,005
- 467 - 500
- 800 2,423 800
- 278 500 100
- - - 450
$10,061 9,131 $14,919 $11,429
38.5% 49.1% 50.1% 45.5%
4.0% 5.2% 5.6% 4.0%

Compiled by CBRE

A discussion of each expense category is presented on the following pages.
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Real Estate Taxes

The comparable data and projections for the subject are summarized as follows:

REAL ESTATE TAXES

Year Total $/Unit
Expense Comparable 1 N/A $4,273
Expense Comparable 2 N/A $3,817
Expense Comparable 3 N/A $6,967
CBRE Estimate $450,901 $5,499

Compiled by CBRE

Our estimate is based on the current available tax comparables for similar student housing

developments and the trended current tax rate and generally supported by the available
comparables.

Property Insurance

Property insurance expenses typically include fire and extended coverage and owner’s liability
coverage. The comparable data and projections for the subject are summarized as follows:

PROPERTY INSURANCE
Year Total $/Unit
Expense Comparable 1 N/A $455
Expense Comparable 2 N/A $1,250
Expense Comparable 3 N/A $1,064
CBRE Estimate $53,300 $650

Compiled by CBRE

The comparables indicate a range of $455 to $1,250 per unit with an average of $923 per unit.
Within our analysis, we have estimated an expense in line with the range of comparables, which
is considered reasonable.

Utilities

Utility expenses include electricity, water, trash and sewer. The comparable data and projections
for the subject are summarized as follows:

UTILITIES
Year Total $/Unit
Expense Comparable 1 N/A $2,727
Expense Comparable 2 N/A $192
Expense Comparable 3 N/A $711
CBRE Estimate $90,200 $1,100

Compiled by CBRE
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Income Capitalization Approach

The comparables indicate a range of $192 to $2,727 per unit with an average of $1,210 per
unit. Comparable 1 is high as it includes all utilities in the rent (electricity, heat, hot water). The
subject units will reportedly include heat and hot water in the rent with electricity being the
responsibility of the tenant. As such, the landlord utilities anticipated to be towards the middle of
the range of comparables. Within our analysis, we have estimated an expense towards the
middle of the range of comparables, which is considered reasonable.

Administrative & General

Administrative expenses typically include legal costs, accounting, items which are not provided by
off-site management, telephone, supplies, furniture, and temporary help. The comparable data
and projections for the subject are summarized as follows:

ADMINISTRATIVE & GENERAL

Year Total $/Unit
Expense Comparable 1 N/A $295
Expense Comparable 2 N/A $0
Expense Comparable 3 N/A $153
CBRE Estimate $18,450 $225

Compiled by CBRE

The comparables indicate a range of $153 to $295 per unit with an average of $224 per unit.
Within our analysis, we have estimated an expense in line with the comparables, which is
considered reasonable.

Repairs & Maintenance

This expense category includes the cost of routine repairs to the apartments units. The
comparable data and projections for the subject are summarized as follows:

REPAIRS & MAINTENANCE

Year Total $/Unit
Expense Comparable 1 N/A $1,277
Expense Comparable 2 N/A $1,356
Expense Comparable 3 N/A $1,442
CBRE Estimate $90,200 $1,100

Compiled by CBRE

The comparables indicate a range of $1,277 to $1,442 per unit with an average of $1,358 per
unit. Within our analysis, we have estimated an expense slightly below the comparables, which is
considered reasonable given the new construction of the subject.
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Income Capitalization Approach

Management Fee

Management expenses are typically negotiated as a percentage of collected revenues (i.e.,
effective gross income). The comparable data and projections for the subject are summarized as
follows:

MANAGEMENT FEE

Year Total % EGI
CBRE Estimate $82,438 4.0%
Compiled by CBRE

Professional management fees in the local market range from 3.0% to 5.0%. Given the subject’s
size and the competitiveness of the local market area, we believe an appropriate management
expense for the subject would be towards the middle of the range.

Payroll

This expense category includes the cost associated with on-site payroll. The comparable data
and projections for the subject are summarized as follows:

PAYROLL
Year Total $/Unit
Expense Comparable 1 N/A $0
Expense Comparable 2 N/A $467
Expense Comparable 3 N/A $0
CBRE Estimate $41,000 $500

Compiled by CBRE

Only Comparable 2 indicates figure of $467 per unit. Within our analysis, we have estimated an
expense consistent with this comparable, which is considered reasonable.

Advertising and Promotion

Advertising and promotion expenses typically include all costs associated with the promotion of
the subject including advertisements in local publications, trade publications, yellow pages, et
cetera. The comparable data and projections for the subject are summarized as follows:

ADVERTISING & LEASING

Year Total $/Unit
Expense Comparable 1 N/A $0
Expense Comparable 2 N/A $278
Expense Comparable 3 N/A $500
CBRE Estimate $8,200 $100

Compiled by CBRE
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Income Capitalization Approach

The comparables indicate a range of $278 to $500 per unit with an average of $389 per unit.
However, the comparable figures are considered high as they include leasing commissions in the
figures. Considering this, we have estimated an expense slightly below the comparables, which is
considered reasonable.

Security

The comparable data and projections for the subject are summarized as follows:

SECURITY
Year Total $/Unit
Expense Comparable 1 N/A $0
Expense Comparable 2 N/A $800
Expense Comparable 3 N/A $2,423
CBRE Estimate $65,600 $800

Compiled by CBRE

The comparables indicate a range of $800 to $2,423 per unit with an average of $1,612 per
unit. Within our analysis, we have estimated an expense at the low end of the comparables,
which is considered reasonable given that the subject will reportedly have security fencing and
other security measures.

Reserves for Replacement

The reserve account is designed to establish a sinking fund for the replacement of short-lived
building items, such as structural components and mechanical systems, and is held constant
during the projection period. We have referenced the most recent (Q4, 2016) PwC Korpacz Real
Estate Investor Survey published by PriceWaterhouseCoopers. This survey indicates replacement
reserves for national apartment properties currently range between $150 and $500 per
apartment units, with an average of approximately $300 per unit. Local professionals report
reserve expenses for properties in the area would range from $200 to $300 per unit. Based on
the condition of the subject units, a reserve allowance of $450 per unit is included for the

building improvements and considers the costs associated with reserves for FF&E required.

OPERATING EXPENSE CONCLUSION

The comparable data and projections for the subject are summarized as follows:

OPERATING EXPENSES

Year Total $/Unit
Expense Comparable 1 N/A $10,061
Expense Comparable 2 N/A $9,131
Expense Comparable 3 N/A $14,919
CBRE Estimate $937,189 $11,429

Compiled by CBRE

” CBRE



Income Capitalization Approach

The subject’s per unit operating expense pro forma is generally in-line with the total per unit
operating expenses indicated by the expense comparables and is generally considered

reasonable.

NET OPERATING INCOME CONCLUSION

The comparable data and projections for the subject are summarized as follows:

NET OPERATING INCOME

Year Total $/Unit
CBRE Estimate $1,123,751 $13,704
Compiled by CBRE

LEASE-UP DISCOUNT

The subject represents a proposed development and within our analysis we have assumed a two
year period for construction of the proposed improvements and a 12 month lease-up period to
reach a stabilized occupancy level. The chart below details the lease-up discount applicable to

the subject post-construction.

LEASE UP DISCOUNT SCHEDULE
Month 1 2 3 4 5 6 7 8 9 10 1 12

AS-STABILIZED

Potential Rental Income $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000
Vacancy & Credit Loss (%) 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Vacancy & Credit Loss ($) ($5,280) ($5,280) (85,280)  ($5,280) ($5,280) ($5,280)  ($5,280) (85,280)  ($5,280) ($5,280) ($5,280)  ($5,280)
Net Rental Income $170,720 $170,720 $170,720 $170,720 $170,720 $170,720 $170,720 $170,720 $170,720 $170,720 $170,720 $170,720
Other Income $1,025 $1,025 $1,025 $1,025 $1,025 $1,025 $1,025 $1,025 $1,025 $1,025 $1,025 $1,025
Effective Gross Income $171,745 $171,745 $171,745 $171,745 $171,745 $171,745 $171,745 $171,745 $171,745 $171,745 $171,745 $171,745
Total Expenses ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)  ($78,099)
Net Operating Income $93,646 $93,646 $93,646 $93,646 $93,646 $93,646 $93,646 $93,646 $93,646 $93,646 $93,646 $93,646
AS-IS

Potential Rental Income $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000 $176,000
Vacancy & Credit Loss (%) 100.0% 91.9% 83.8% 75.8% 67.7% 59.6% 51.5% 43.4% 35.3% 27.3% 19.2% 11.1%
Vacancy & Credit Loss ($) ($176,000) ($161,773) ($147,547) ($133,320) ($119,093) ($104,867)  ($90,640) ($76,413)  ($62,187) ($47,960) ($33,733)  ($19,507)
Net Rental Income $0 $14,227 $28,453 $42,680 $56,907 $71,133 $85,360 $99,587 $113,813 $128,040 $142,267 $156,493
Other Income $0 $85 $171 $256 $342 $427 $513 $598 $683 $769 $854 $940
Effective Gross Income $0 $14,312 $28,624 $42,936 $57,248 $71,560 $85,873 $100,185 $114,497 $128,809 $143,121 $157,433
Total Expenses (30% Variable)  ($54,669)  ($56,622)  ($58,574)  ($60,527)  ($62,479)  ($64,432)  ($66,384)  ($68,337)  ($70,289)  ($72,242)  ($74,194)  ($76,147)
Net Operating Income (854,669)  ($42,310)  ($29,950)  ($17,591) (85,231) $7,129  $19,488  $31,848  $44208  $56,567  $68,927  $81,286
NOI Differential $148,315 $135,956 $123,596 $111,236 $98,877 $86,517 $74,158 $61,798 $49,438 $37,079 $24,719 $12,360
Plus: Profit@ 15.00% $22,247 $20,393 $18,539 $16,685 $14,832 $12,978 $11,124 $9,270 $7,416 $5,562 $3,708 $1,854
Total Lease-Up Cost $170,563 $156,349 $142,135 $127,922 $113,708 $99,495 $85,281 $71,068 $56,854 $42,641 $28,427 $14,214
Discounted @ 0.00% $170,563 $156,349 $142,135 $127,922 $113,708 $99,495 $85,281 $71,068 $56,854 $42,641 $28,427 $14,214

Indicated Lease-Up Discount $1,108,657
Rounded $1,110,000

Compiled by CBRE

DIRECT CAPITALIZATION

Direct capitalization is a method used to convert a single year’s estimated stabilized net operating
income into a value indication. The following subsections represent different techniques for

deriving an overall capitalization rate.

" CBRE



Comparable Sales

Income Capitalization Approach

The overall capitalization rates (OARs) confirmed for the comparable sales analyzed in the sales

comparison approach are as follows:

COMPARABLE CAPITALIZATION RATES

Sale Sale Price Sale Price
Sale Date $/Unit $/Bedroom  Occupancy OAR
1 Nov-16 $213,284 $63,611 100% 6.52%
2 Oct-16 $427,778 $141,718 85% 6.40%
3 Mar-16 $202,546 $74,914 100% 6.02%
4 Aug-15 $253,333 $63,333 100% 6.28%
5 Apr-12 $195,455 $65,152 100% 7.42%
6 Apr-12 $233,333 $110,526 100% 6.69%
Indicated OAR: 97% 6.00%-6.25%

Compiled by: CBRE

The overall capitalization rates for these sales were derived based upon the actual or pro-forma

income characteristics of the property. The cap rates indicate a range of 6.02% to 7.42% with an

average of 6.56% and a median of 6.46%.

Comparables 4, 5 and 6 require downward

adjustments to reflect the current market conditions. Based on the size, location, age/condition

and physical characteristics a cap rate indication for the subject towards the lower to middle of

the range of comparables is considered reasonable for the subject.

Published Investor Surveys

The results of the most recent investor surveys are summarized in the following chart.

OVERALL CAPITALIZATION RATES

Investment Type OAR Range Average
CBRE Apartments
Class A 3.00% - 8.00% 4.97%
Class B 3.75% - 8.00% 5.48%
Class C 3.00% - 10.50% 6.43%
RealtyRates.com
Apartments 4.31% - 13.31% 8.78%
Garden/Suburban TH 4.31% - 12.08% 8.07%
Hi-Rise/Urban TH 5.25% - 13.31% 9.02%
Student Housing 4.94% - 12.83% 9.17%
PwC Apartment
National Data 3.50% - 8.00% 5.33%
Indicated OAR: 6.00%

Compiled by: CBRE
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Income Capitalization Approach

The subject is considered to be a Class A property. Because of the subject’s location,
age/condition, physical characteristics and tenancy, an OAR near the middle portion of the range

indicated in the preceding table is considered appropriate.

Band of Investment

The band of the investment technique has been utilized as a crosscheck to the foregoing
techniques. The Mortgage Interest Rate and the Equity Dividend Rate (EDR) are based upon
current market yields for similar investments. The analysis is shown in the following table.

BAND OF INVESTMENT

Mortgage Interest Rate 3.75%

Mortgage Term (Amortization Period) 30 Years

Mortgage Ratio (Loan-to-Value) 70%

Mortgage Constant (monthly payments) 0.05557

Equity Dividend Rate (EDR) 8%

Mortgage Requirement 70% x 0.05557 = 0.03890

Equity Requirement 30% x 0.08000 = 0.02400
100% 0.06290

Indicated OAR: 6.30%

Compiled by: CBRE

Market Participants

In determining a cap rate indication for the subject, we have surveyed a multi-housing broker that
is familiar with the subject property and has been involved in local student housing deals who
indicated an appropriate cap rate for new student housing product would approximate 6.0% to

7.0% depending on the age/condition and rent potential of the complex.

Capitalization Rate Conclusion

The following chart summarizes the OAR conclusions.

OVERALL CAPITALIZATION RATE - CONCLUSION

Source Indicated OAR

Comparable Sales 6.00%-6.25%
Published Surveys 6.00%
Market Participants 6.0% - 7.0%
Band of Investment 6.30%
CBRE Estimate 6.00%

Compiled by: CBRE

Direct Capitalization Summary

A summary of the direct capitalization is illustrated in the following chart.
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Income Capitalization Approach

DIRECT CAPITALIZATION SUMMARY

Income
Potential Rental Income
Vacancy

Net Rental Income

Other Income

Effective Gross Income

Expenses
Real Estate Taxes
Property Insurance
Utilities
Administrative & General
Repairs & Maintenance
Management Fee
Payroll
Security
Advertising & Leasing
Reserves for Replacement
Operating Expenses
Operating Expense Ratio
Net Operating Income
OAR
Indicated Value
Rounded
Value of Tax Abatement
As Complete and Stabilized Value
Lease-Up Discount
Indicated As Complete Value
Rounded
Value Per Unit
Value Per Bedroom

$/Unit/Yr $/Bedroom/Yr Total

$25,756 $8,315 $2,112,000
3.00% (773) (249) (63,360)
$24,983 $8,066 $2,048,640
150 48 12,300
$25,133 $8,114 $2,060,940

$5,499 $1,775 $450,901
650 210 53,300

1,100 355 90,200

225 73 18,450

1,100 355 90,200
4.00% 1,005 325 82,438
500 161 41,000

800 258 65,600

100 32 8,200

450 145 36,900
$11,429 $3,690 $937,189
45.47%

$13,704 $4,424 $1,123,751
/ 6.00%

$18,729,191

$18,730,000

$1,470,000

$20,200,000
(1,110,000)

$19,090,000

$19,090,000

$232,805

$75,157

Compiled by CBRE
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Reconciliation of Value

Reconciliation of Value

The value indications from the approaches to value are summarized as follows:

SUMMARY OF VALUE CONCLUSIONS

As Is on As Complete on As Stabilized on
June 6, 2017 July 1, 2019 July 1, 2020
Cost Approach Not Applicable $18,620,000 $19,730,000
Sales Comparison Approach $1,300,000 $18,760,000 $19,870,000
Income Capitalization Approach Not Applicable $19,090,000 $20,200,000
Reconciled Value $1,300,000 $19,090,000 $20,200,000

Compiled by CBRE

The cost approach typically gives a reliable value indication when there is strong support for the
replacement cost estimate and when there is minimal depreciation. Considering the limited
amount of depreciation present in the property, the reliability of the cost approach is considered
good. Therefore, the cost approach is considered applicable to the subject but has primarily

been used as a test of reasonableness against the other valuation techniques.

In the sales comparison approach, the subject is compared to similar properties that have been
sold recently or for which listing prices or offers are known. The sales used in this analysis are
considered comparable to the subject and the required adjustments were based on reasonable
and well-supported rationale. In addition, market participants are currently analyzing purchase
prices on investment properties as they relate to available substitutes in the market. Therefore,
the sales comparison approach is considered to provide a reliable value indication, but has been

given secondary emphasis in the final value reconciliation.

The income capitalization approach is applicable to the subject since it is an income producing
property leased in the open market. Market participants are primarily analyzing properties based
on their income generating capability.  Therefore, the income capitalization approach is
considered a reasonable and substantiated value indicator and has been given primary emphasis

in the final value estimate.

Based on the foregoing, the market value of the subject has been concluded as follows:

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion
As s Fee Simple Estate June 6, 2017 $1,300,000
As Complete Fee Simple Estate July 1, 2019 $19,090,000
As Stabilized Fee Simple Estate July 1, 2020 $20,200,000

Compiled by CBRE
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Client Requested Comments

INVESTMENT VALUE COMMENTS

At the request of the client we have included a discussion of how the concluded as complete value

indicated above relates to the developer’s projected renovation/construction costs.

Below is the developer’s budget to complete the proposed renovation/construction to include their
estimated renovation cost of the existing building and the ground up construction of the new

buildings. This was also detailed in the Cost Approach section of this report.

” CBRE



Client Requested Comments

As noted the concluded value of the subject as complete and stabilized is estimated via the
reconciliation of the Cost Approach, Sales Comparison Approach and Income Approach as
$19,090,000. This amount is meant to reflect the value of the subject property as proposed for
the development of an 82 unit (254 bedroom) student housing development after construction is
completed. The developer anticipates that the total cost to complete the renovations on the
existing building and the ground up construction of the new buildings will total $10,515,000 and
that the acquisition costs and closing costs associated with the acquisition will total $1,198,000
for a total budgeted project cost of $11,713,000. If we deduct the developer’s projected costs to
complete from CBRE’s estimated as complete value ($19,090,000) the resulting figure is
$7,377,000. This could be viewed as the hypothetical equity that may exist to a developer
assuming all of the development parameters of the project are completed as detailed and market
conditions exist as forecasted as of the date of completion. CBRE has presented this figure at the
request of the client for informational purposes only and makes no warrantees or representations
about the profitability of this or any investment or any potential gain or loss related to this or any
investment decisions. This appraisal has been completed to estimate the potential value of the
subject property as proposed and not to determine the profitability of the development or any

residual equity that may result from the completion of the development as detailed in this report.
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Assumptions and Limiting Conditions

Assumptions and Limiting Conditions

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that
would adversely affect marketability or value. CBRE, Inc. is not aware of any title defects nor has it been advised of
any unless such is specifically noted in the report. CBRE, Inc., however, has not examined title and makes no
representations relative to the condition thereof. Documents dealing with liens, encumbrances, easements, deed
restrictions, clouds and other conditions that may affect the quality of title have not been reviewed. Insurance
against financial loss resulting in claims that may arise out of defects in the subject’s title should be sought from a
qualified title company that issues or insures title to real property.

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the
property or properties being appraised are structurally sound, seismically safe and code conforming; that all
building systems (mechanical/electrical, HYAC, elevator, plumbing, etc.) are in good working order with no major
deferred maintenance or repair required; that the roof and exterior are in good condition and free from intrusion
by the elements; that the property or properties have been engineered in such a manner that the improvements, as
currently constituted, conform to all applicable local, state, and federal building codes and ordinances. CBRE, Inc.
professionals are not engineers and are not competent to judge matters of an engineering nature. CBRE, Inc. has
not retained independent structural, mechanical, electrical, or civil engineers in connection with this appraisal and,
therefore, makes no representations relative to the condition of improvements. Unless otherwise specifically noted
in the body of the report: no problems were brought to the attention of CBRE, Inc. by ownership or management;
CBRE, Inc. inspected less than 100% of the entire interior and exterior portions of the improvements; and CBRE,
Inc. was not furnished any engineering studies by the owners or by the party requesting this appraisal. If questions
in these areas are critical to the decision process of the reader, the advice of competent engineering consultants
should be obtained and relied upon. It is specifically assumed that any knowledgeable and prudent purchaser
would, as a precondition to closing a sale, obtain a satisfactory engineering report relative to the structural
integrity of the property and the integrity of building systems. Structural problems and/or building system
problems may not be visually detectable. If engineering consultants retained should report negative factors of a
material nature, or if such are later discovered, relative to the condition of improvements, such information could
have a substantial negative impact on the conclusions reported in this appraisal. Accordingly, if negative findings
are reported by engineering consultants, CBRE, Inc. reserves the right to amend the appraisal conclusions reported
herein.

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on
the property was not observed by the appraisers. CBRE, Inc. has no knowledge of the existence of such materials
on or in the property. CBRE, Inc., however, is not qualified to detect such substances. The presence of substances
such as asbestos, urea formaldehyde foam insulation, contaminated groundwater or other potentially hazardous
materials may affect the value of the property. The value estimate is predicated on the assumption that there is no
such material on or in the property that would cause a loss in value. No responsibility is assumed for any such
conditions, or for any expertise or engineering knowledge required to discover them. The client is urged to retain
an expert in this field, if desired.

We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally
inspect conditions beneath the soil. Therefore, no representation is made as to these matters unless specifically
considered in the appraisal.

4. All furnishings, equipment and business operations, except as specifically stated and typically considered as part of
real property, have been disregarded with only real property being considered in the report unless otherwise
stated. Any existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, are
assumed to be completed in a workmanlike manner according to standard practices based upon the information
submitted to CBRE, Inc. This report may be subject to amendment upon re-inspection of the subject subsequent to
repairs, modifications, alterations and completed new construction. Any estimate of Market Value is as of the date
indicated; based upon the information, conditions and projected levels of operation.

5. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons
designated by the client or owner to supply said data are accurate and correct unless otherwise specifically noted
in the appraisal report. Unless otherwise specifically noted in the appraisal report, CBRE, Inc. has no reason to
believe that any of the data furnished contain any material error. Information and data referred to in this
paragraph include, without being limited to, numerical street addresses, lot and block numbers, Assessor’s Parcel
Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross building
areas, net rentable areas, usable areas, unit count, room count, rent schedules, income data, historical operating
expenses, budgets, and related data. Any material error in any of the above data could have a substantial impact
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10.

12.

14.

15.

Assumptions and Limiting Conditions

on the conclusions reported. Thus, CBRE, Inc. reserves the right to amend conclusions reported if made aware of
any such error. Accordingly, the client-addressee should carefully review all assumptions, data, relevant
calculations, and conclusions within 30 days after the date of delivery of this report and should immediately notify
CBRE, Inc. of any questions or errors.

The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the
Letter of Transmittal. Further, that the dollar amount of any value opinion herein rendered is based upon the
purchasing power of the American Dollar on that date. This appraisal is based on market conditions existing as of
the date of this appraisal. Under the terms of the engagement, we will have no obligation to revise this report to
reflect events or conditions which occur subsequent to the date of the appraisal. However, CBRE, Inc. will be
available to discuss the necessity for revision resulting from changes in economic or market factors affecting the
subject.

CBRE, Inc. assumes no private deed restrictions, limiting the use of the subject in any way.

Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface
rights of value involved in this appraisal, whether they be gas, liquid, or solid. Nor are the rights associated with
extraction or exploration of such elements considered unless otherwise stated in this appraisal report. Unless
otherwise stated it is also assumed that there are no air or development rights of value that may be transferred.

CBRE, Inc. is not aware of any contemplated public initiatives, governmental development controls, or rent controls
that would significantly affect the value of the subject.

The estimate of Market Value, which may be defined within the body of this report, is subject to change with
market fluctuations over time. Market value is highly related to exposure, time promotion effort, terms, motivation,
and conclusions surrounding the offering. The value estimate(s) consider the productivity and relative
aftractiveness of the property, both physically and economically, on the open market.

Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated
on the information and assumptions contained within the report. Any projections of income, expenses and
economic conditions utilized in this report are not predictions of the future. Rather, they are estimates of current
market expectations of future income and expenses. The achievement of the financial projections will be affected
by fluctuating economic conditions and is dependent upon other future occurrences that cannot be assured.
Actual results may vary from the projections considered herein. CBRE, Inc. does not warrant these forecasts will
occur. Projections may be affected by circumstances beyond the current realm of knowledge or control of CBRE,
Inc.

Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any
direct or indirect recommendation of CBRE, Inc. to buy, sell, or hold the properties at the value stated. Such
decisions involve substantial investment strategy questions and must be specifically addressed in consultation form.

Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning
ordinances or regulations governing use, density, or shape are being considered. The property is appraised
assuming that all required licenses, certificates of occupancy, consents, or other legislative or administrative
authority from any local, state, nor national government or private entity or organization have been or can be
obtained or renewed for any use on which the value estimates contained in this report is based, unless otherwise
stated.

This study may not be duplicated in whole or in part without the specific written consent of CBRE, Inc. nor may this
report or copies hereof be transmitted to third parties without said consent, which consent CBRE, Inc. reserves the
right to deny. Exempt from this restriction is duplication for the internal use of the client-addressee and/or
transmission to atftorneys, accountants, or advisors of the client-addressee. Also exempt from this restriction is
transmission of the report to any court, governmental authority, or regulatory agency having jurisdiction over the
party/parties for whom this appraisal was prepared, provided that this report and/or its contents shall not be
published, in whole or in part, in any public document without the express written consent of CBRE, Inc. which
consent CBRE, Inc. reserves the right to deny. Finally, this report shall not be advertised to the public or otherwise
used fo induce a third party to purchase the property or to make a “sale” or “offer for sale” of any “security”, as
such terms are defined and used in the Securities Act of 1933, as amended. Any third party, not covered by the
exemptions herein, who may possess this report, is advised that they should rely on their own independently
secured advice for any decision in connection with this property. CBRE, Inc. shall have no accountability or
responsibility o any such third party.

Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title
into fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been set
forth in the report.
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17.

20.

21.

22.

23.

24.

Assumptions and Limiting Conditions

The distribution of the total valuation in this report between land and improvements applies only under the existing
program of utilization. Component values for land and/or buildings are not intended to be used in conjunction
with any other property or appraisal and are invalid if so used.

The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes
only and are to be utilized only to assist in visualizing matters discussed within this report. Except as specifically
stated, data relative to size or area of the subject and comparable properties has been obtained from sources
deemed accurate and reliable. None of the exhibits are to be removed, reproduced, or used apart from this
report.

No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation
or knowledge beyond that customarily employed by real estate appraisers. Values and opinions expressed
presume that environmental and other governmental restrictions/conditions by applicable agencies have been
met, including but not limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards,
hillside ordinances, density, allowable uses, building codes, permits, licenses, etc. No survey, engineering study or
architectural analysis has been made known to CBRE, Inc. unless otherwise stated within the body of this report. If
the Consultant has not been supplied with a termite inspection, survey or occupancy permit, no responsibility or
representation is assumed or made for any costs associated with obtaining same or for any deficiencies discovered
before or after they are obtained. No representation or warranty is made concerning obtaining these items.
CBRE, Inc. assumes no responsibility for any costs or consequences arising due to the need, or the lack of need,
for flood hazard insurance. An agent for the Federal Flood Insurance Program should be contacted to determine
the actual need for Flood Hazard Insurance.

Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and
special assumptions set forth in this report. It is the responsibility of the Client, or client’s designees, to read in full,
comprehend and thus become aware of the aforementioned contingencies and limiting conditions. Neither the
Appraiser nor CBRE, Inc. assumes responsibility for any situation arising out of the Client’s failure to become
familiar with and understand the same. The Client is advised to retain experts in areas that fall outside the scope
of the real estate appraisal/consulting profession if so desired.

CBRE, Inc. assumes that the subject analyzed herein will be under prudent and competent management and
ownership; neither inefficient or super-efficient.

It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations
and laws unless noncompliance is stated, defined and considered in the appraisal report.

No survey of the boundaries of the property was undertaken. All areas and dimensions furnished are presumed to
be correct. It is further assumed that no encroachments to the realty exist.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. Notwithstanding any discussion of
possible readily achievable barrier removal construction items in this report, CBRE, Inc. has not made a specific
compliance survey and analysis of this property to determine whether it is in conformance with the various detailed
requirements of the ADA. It is possible that a compliance survey of the property together with a detailed analysis
of the requirements of the ADA could reveal that the property is not in compliance with one or more of the
requirements of the ADA. If so, this fact could have a negative effect on the value estimated herein. Since CBRE,
Inc. has no specific information relating to this issue, nor is CBRE, Inc. qualified to make such an assessment, the
effect of any possible non-compliance with the requirements of the ADA was not considered in estimating the value
of the subject.

Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client
approximately result in damage to Appraiser. Notwithstanding the foregoing, Appraiser shall have no obligation
under this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of a
Client and is not contributed to by any act or omission (including any failure to perform any duty imposed by law)
by Appraiser. Client shall indemnify and hold Appraiser harmless from any claims, expenses, judgments or other
items or costs arising as a result of the Client's failure or the failure of any of the Client's agents to provide a
complete copy of the appraisal report to any third party. In the event of any litigation between the parties, the
prevailing party to such litigation shall be entitled to recover, from the other, reasonable attorney fees and costs.

7 CBRE
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LAND SALE DATA SHEETS



Sale

Property Name
Address

Government Tax Agency
Govt./Tax ID

Bloomfield Center Phase |
Bloomfield Avenue
Jerome Avenue
Bloomfield, CT 06002
United States

Hartford

N/A

Site/Government Regulations

Land Area Net
Land Area Gross

Site Development Status
Shape

Topography

Utilities

Maximum FAR

Min Land to Bldg Ratio
Maximum Density
Frontage Distance/Street

Frontage Distance/Street
Frontage Distance/Street

General Plan
Specific Plan
Zoning

Entitlement Status

Acres Square feet
5.690 247,856
N/A N/A
Raw
Irregular
Generally Level
All public
N/A
N/A
37.79 perac
N/A Bloomfield Ave
N/A Jerome Way
N/A Jerome Avenue
N/A
N/A
BCD
N/A

Land - Multi Unit Residential No. 1

Recorded Buyer
True Buyer
Recorded Seller
True Seller

Interest Transferred
Current Use
Proposed Use
Listing Broker
Selling Broker

Doc #

CPR/PR Bloomfield Center LLC
Post Road Residential

25 Jerome Avenue LLC

N/A

Fee Simple/Freehold

N/A

215 Market Rate Apartments
N/A

N/A

V1868, P199

Marketing Time
Buyer Type
Seller Type

Primary Verification

Type

Date

Sale Price
Financing

Cash Equivalent
Capital Adjustment

Adjusted Price

N/A

Developer

N/A

Selling broker and buyer

Sale
6/17/2016
$4,600,000
N/A
$4,600,000
$0
$4,600,000

Transaction Date  Transaction Type Buyer

06/2016 Sale

CPR/PR Bloomfield

Center LLC

25 Jerome Avenue LLC

Price Price/ac and /sf

$4,600,000 $808,436 / $18.56




Sale Land - Multi Unit Residential No. 1
Unitsof Comparison

$18.56 /sf N/A 7 Unit
$808,435.85 /ac $21,395 / Allowable Bldg. Units
N/A / Building Area

No information recorded

This represents the sale of the Phase | land of the Bloomfield Center multi-family development which
includes 5.69 acres that will be improved with 215 total units. Then entire Bloomfield Center development
includes two additional phases that have conceptual approvals for an additional 178 units. The sale property
had conceptual approvals in place at the time of sale; however, the buyer needed to modify those approvals
slightly and obtain final building approvals. The site was improved with several single-family homes at the
time of sale which the buyer has to remove to permit redevelopment of the property. The costs to remove
these homes was reported to be insignificant. The project was preapproved for a seven year tax agreement
with the Town where real estate taxes will be fixed for the first seven years after certificates of occupancy.




Sale Land - Multi Unit Residential No. 2
Property Name 180 Proposed Apartments
Address 34 Hopmeadow Street
Simsbury, CT 06089
United States

Government Tax Agency  Hartford
Govt./Tax ID N/A
Site/Government Regulations

Acres Square feet
Land Area Net 14.691 639,940
Land Area Gross 14.691 639,940
Site Development Status ~ Raw
Shape Irregular
Topography Generally Level
Utilities all
Maximum FAR N/A
Min Land to Bldg Ratio N/A
Maximum Density 12.32 perac
General Plan N/A
Specific Plan N/A
Zoning N/A
Entitlement Status N/A
Recorded Buyer Garden Homes Marketing Time N/A
True Buyer N/A Buyer Type Developer
Recorded Seller Mark Greenburg Seller Type N/A
True Seller N/A Primary Verification Broker
Interest Transferred Leased Fee Type Sale
Current Use N/A Date 12/18/2015
Proposed Use 181 Units Sale Price $3,640,000
Listing Broker Randall Koladis - CBRE Financing All Cash
Selling Broker N/A Cash Equivalent $3,640,000
Doc # N/A Capital Adjustment $400,000

Adjusted Price $4,040,000

Transaction Date  Transaction Type Buyer Seller Price Price/ac and /sf

12/2015 Sale Garden Homes Mark Greenburg $3,640,000 $274,998 / $6.31




N

Sale Land - Multi Unit Residential \[o}
Unitsof Comparison

$6.31 /sf $22,320  ynit
$274,998.30 /ac $22,320 / Allowable Bldg. Units
N/A / Building Area

No information recorded

This represents the sale of a parcel of Industrially zoned land sold to a developer who incurred additional
costs estimated at approximately $400,000 to gain a zone change and approvals (included in adjusted sale
, price). The development will include 181 dwelling units, 18 of which will be affordable, leaving 163 Market
incaln Ln

Rate units.
Ri qaﬁ =
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Sale

Property Name
Address

Government Tax Agency
Govt./Tax ID

The Novella

1229 Chapel Street
New Haven, CT 06511
United States

New Haven
N/A

Site/Government Regulations

Land Area Net

Land Area Gross

Site Development Status
Shape

Topography

Utilities

Maximum FAR

Min Land to Bldg Ratio
Maximum Density

Frontage Distance/Street
Frontage Distance/Street

General Plan
Specific Plan
Zoning

Entitlement Status

Acres Square feet
0.798 34,761
N/A N/A

Raw
Rectangular
Generally Level

All
N/A
N/A
170.43 per ac
222 ft Chapel Street
129 ft Howe Street
N/A
N/A
BD-1
N/A

Land - Multi Unit Residential \[o}

(98]

Recorded Buyer RMS Chapel Street, LLC Marketing Time N/A
True Buyer Randy Salvatore Buyer Type Developer
Recorded Seller Chapel & Dwight, LLC Seller Type N/A
True Seller N/A Primary Verification Buyer
Interest Transferred Fee Simple/Freehold Type Sale
Current Use Parking lot Date 4/22/2014
Proposed Use 136 unit apartment Sale Price $3,675,000
Listing Broker N/A Financing Cash to Seller
Selling Broker N/A Cash Equivalent $3,675,000
Doc # V9136, P163 Capital Adjustment $-900,000
Adjusted Price $2,775,000
Trensaction Summary plus Five-Year CBRE View Histoy
Transaction Date  Transaction Type Buyer Seller Price Price/ac and /sf

04/2014 Sale RMS Chapel Street, LLC  Chapel & Dwight, LLC $3,675,000 $3,477,444 1 $79.83




(98]

Sale Land - Multi Unit Residential \[o}
Unitsof Comparison

$79.83 /sf N/A 7 Unit
$3,477,443.61 /ac $20,404 / Allowable Bldg. Units
N/A / Building Area

No information recorded

This represents the transfer of three contiguous tax lots that contained a total area of 1.216 acres and
included 1229, 1245 & 1249 Chapel Street and 169 & 175 Dwight Street. To facilitate the transaction and
through a separate transaction, the buyer had to acquire an adjacent property (1255 Chapel) through a tax
foreclosure and relocate an historic house that was improved on 1249 Chapel Street to that site. This was
done at no effective cost as the property was subsequently

sold so and the developer recouped all of his investment in buying the 1255 Chapel Street property and
relocating the house. The Dwight Street properties were improved with historic buildings that will remain at
the property and contain 8 total apartment units and 0.418 acre. The buyer indicated that these properties
had a contributory value of about $900,000, resulting in an adjusted sale price of $2,775,000 for the
remaining 0.798 acres of land. This land (0.798 acres) will be improved with a 136-unit apartment building
that will include first floor retail space and a garage that will contain 47 spaces, as well as surface parking for
an additional 45 spaces. The buyer secured all necessary approvals, as well as a variance to reduce the
required number of parking spaces.




Sale Land - Multi Unit Residential No. 4
Property Name SCSU Student Housing
Address 190 Pine Rock Avenue
Hamden, CT 06514
United States

Government Tax Agency  New Haven
Govt./Tax ID N/A
Site/Government Regulations

Acres Square feet
Land Area Net 2.217 96,571
Land Area Gross 2.217 96,573
Site Development Status  N/A
Shape Irregular
Topography Level, At Street Grade
Utilities All
Maximum FAR 0.00
Min Land to Bldg Ratio N/A
Maximum Density N/A
Frontage Distance/Street N/A 413' on NW/S of Pine Rock Ave
General Plan N/A
Specific Plan N/A
Zoning M, Manufacturing
Entitlement Status N/A
Recorded Buyer PR Exchange LLC Marketing Time 0 Month(s)
True Buyer N/A Buyer Type Developer
Recorded Seller Linda and Mary Esposito Seller Type N/A
True Seller N/A Primary Verification Buyer
Interest Transferred N/A Type Sale
Current Use Industrial Date 10/1/2011
Proposed Use 30 apartment units Sale Price $595,000
Listing Broker N/A Financing Market Rate Financing
Selling Broker N/A Cash Equivalent $595,000
Doc # V3850, P307 Capital Adjustment $131,000

Adjusted Price $726,000

Transaction Date  Transaction Type Buyer Seller Price Price/ac and /sf

10/2011 Sale PR Exchange LLC Linda and Mary Esposito $595,000 $327,470/ $7.52




[72)

ale

$327,469.55 /ac

Land - Multi Unit Residential \[o}

S

$24,200 ; ynit

$24,200 / Allowable Bldg. Units
$0.00 / Building Area

Revenue Type
Period Ending
Source

Price

Potential Gross Income
Economic Occupancy

Economic Loss

Effective Gross Income

Expenses

Net Operating Income

NOI / sf
NOI / Unit
EGIM
OER

Net Initial Yield/Cap. Rate

Other See
Comments

N/A

Other(See
Comments)

$726,000
N/A
N/A
N/A
$0

$0

$0
$0.00
$0
N/A
N/A

The site is proposed for the development of a 30-unit student housing complex. The property will include five
buildings that will include three levels of living space constructed over a one-level garage. Each unit will
include 4 bedrooms, 2.5 bathrooms and a two-car garage. The units will be marketed toward students at
nearby Southern Connecticut State University.

The buyers sought and obtained all development approvals, which required a variance as housing units are
not permitted in the M zone. The price was contingent upon the buyer obtaining these approvals. The price
was adjusted to include the costs to raze the existing industrial building and remove various site
improvements, estimated at approximately $131,000 by the developer. This results in an adjusted price of
approximately $726,000, or $24,200 per unit.




Sale

Property Name
Address

Government Tax Agency
Govt./Tax ID

(9]

Land - Multi Unit Residential \[o}

Proposed 72-Units
322 Deming Road
Berlin, CT 06037
United States

Hartford
N/A

Site/Government Regulations

Land Area Net

Land Area Gross

Site Development Status
Shape

Topography

Utilities

Maximum FAR
Min Land to Bldg Ratio

Maximum Density

Frontage Distance/Street

General Plan
Specific Plan
Zoning

Entitlement Status

Recorded Buyer
True Buyer
Recorded Seller
True Seller

Interest Transferred
Current Use
Proposed Use
Listing Broker
Selling Broker

Doc #

Acres Square feet
9.060 394,667
9.060 394,667
N/A
Irregular
Moderate Slope
Unknown
0.00
N/A
N/A
527 ft on the south side of Deming Road
N/A
N/A
WHD, Workforce Housing
N/A
SaleSummary
The Metro Realty Group Marketing Time 0 Month(s)
N/A Buyer Type N/A
Mary T. Rampone Revocable Trust Seller Type N/A
N/A Primary Verification Buyer
N/A Type Sale
vacant Date 11/1/2010
72-Apts Sale Price $1,270,000
N/A Financing Not Available
N/A Cash Equivalent $1,270,000
vol 642, pg 567 Capital Adjustment $80,000
Adjusted Price $1,350,000

Transaction Date
11/2010 Sale

Transaction Type

Buyer Seller Price Price/ac and /sf
The Metro Realty Group ~ Mary T. Rampone $1,270,000 $149,002 / $3.42

Revocable Trust




(9]

Sale Land - Multi Unit Residential \[o}
Unitsof Comparison

$3.42 /sf $18,750 / unit
$149,001.69 /ac $18,750 / Allowable Bldg. Units
N/A / Building Area

No information recorded

This transfer represents three parcels proposed for the development of a 72 unit affordable apartment
complex. All units will be restricted to families with household income less than 60% of the area median
income. The site was acquired from Mary T. Rampone Revocable Trust in November 2010. The purchase
price as $1,270,000; however, the priced included an adjustment of $80,000 in favor of the buyer for required
site work, resulting in an adjusted contract price of $1,350,000. The acquisition of this site was subject to the
buyer (proposed developer) securing a zone change for WHD (Workforce Housing Development) and site
plan approvals for the development of 72 affordable rental housing development on the West Parcel.

The buyer obtained all approvals in February 2010. Raymond J. Dunn provided a $1,500,000 mortgage at a
rate of prime plus 2% with a maturity date of 11/1/11. The mortgagor is a related entity to the buyer and the
mortgage did not encumber lot 11.
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Addendum B

IMPROVED SALE DATA SHEETS



Residential - Multi-unit Student

Property Name

Nittany Crossing

Address 601 Vairo Boulevard

State College, PA 16803

United States
Government Tax Agency  Centre County
Govt./Tax ID 18-004-005B-0000
Unit Mix Detail
Rate Timeframe N/A
Unit Type No. % Size (sf) Rent Rent / sf
2BR/2BA 36 18% 863 $699 $0.81
3BR/2BA 12 6% 948 $579 $0.61
3BR/2BA 48 24% 972 $594 $0.61
4BR/2BA 24 12% 1,104 $549 $0.50
4BR/2BA 12 6% 1,136 $549 $0.48
4BR/2BA 72 35% 1,263 $574 $0.45
Totals/Avg 204 $597 $0.55

Land Area

Net Rentable Area (NRA)
Total # of Units

Average Unit Size

Floor Count

General Amenities

Unit-Specific Amenities

16.390 ac Status Existing
220,164 sf Year Built 1996

204 Unit Year Renovated N/A

1,079 sf Condition Average

3 Exterior Finish Vinyl Siding

Clubhouse, Indoor Athletic Facility, On-Site Management, Outdoor Athletic Facility, Pool, Public Business Center

Dishwasher, Laundry in unit, Refrigerator

Recorded Buyer
True Buyer
Recorded Seller
True Seller

Interest Transferred
Current Use
Proposed Use
Listing Broker
Selling Broker

Doc #

601 Vairo LLC Marketing Time N/A
N/A Buyer Type N/A
W9/JP-M REAL ESTATE LP Seller Type N/A
N/A Primary Verification Appraiser, CMK
N/A Type Sale
M-F Date 11/15/2016
M-F Sale Price $43,510,000
N/A Financing Market Rate Financing
N/A Cash Equivalent $43,510,000
2190-513 Capital Adjustment $0

Adjusted Price $43,510,000

Transaction Date  Transaction Type Buyer Seller Price

11/2016 Sale

Cash Equivalent

Price/unit and /sf

601 Vairo LLC W9/JP-M REAL ESTATE $43,510,000 $213,284 / $197.63
LP




Residential - Multi-unit Student

Static Analysis Method Pro Forma (Stabilized) Eff Gross Inc Mult (EGIM)  N/A
Buyer's Primary Analysis  Static Capitalization Analysis Op Exp Ratio (OER) N/A

Net Initial Yield/Cap. Rate 6.52% Adjusted Price / sf $197.63
Projected IRR N/A Adjusted Price / Unit $213,284

Actual Occupancy at Sale  100%

Pro Forma
Revenue Type Stabilized
Period Ending N/A
Source N/A
Price $43,510,000
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income N/A
Expenses N/A
Net Operating Income $2,837,016
NOI / sf $12.89
NOI / Unit $13,907
EGIM N/A
OER N/A
Net Initial Yield/Cap. Rate 6.52%

This is the sale of of Nittany Crossing, a 204-unit/684-bed student housing property at 601 Vairo Boulevard
in State College, Centre County, Pennsylvania. The complex caters to students at nearby Penn State
University. The property is situated on a16.39-acre site and provides 1,079 square feet in average livable
, area. The project amenities include a clubhouse with fithess center, business center, study room, and
recreation lounge. There is also a pool, basketball courts, tennis courts and volleyball courts. Nittany
Crossing transferred in November 2016 for $213,284 per unit or $63,611 per bed. Occupancy was 100

G I percent at the time of sale and a cap rate of 6.52 percent is extracted from this transaction.
©efeli3  Map data ©2017 Google




Residential - Multi-unit Student

Property Name U Point

Address 404 University Avenue
Syracuse, NY 13210
United States

Government Tax Agency  Onondaga

Govt./Tax ID 048.-12-04.0

Unit Mix Detail

Rate Timeframe N/A

Unit Type No. % Size (sf) Rent Rent / sf
2BR/1BA 24 44% N/A N/A N/A
3BR/1BA 5 9% N/A N/A N/A
4BR/2BA 21 39% N/A N/A N/A
4BR/3BA 3 6% N/A N/A N/A
4BR/4BA 1 2% N/A N/A N/A
Totals/Avg 54 $0 N/A

Land Area 0.652 ac Status Existing
Net Rentable Area (NRA) 78,000 sf Year Built 2016
Total # of Units 163 Bed Year Renovated N/A
Average Unit Size 479 sf Condition N/A
Floor Count 6 Exterior Finish N/A
General Amenities N/A

Unit-Specific Amenities N/A

Recorded Buyer ACC OP SU North LLC Marketing Time N/A

True Buyer Amercian Campus Communities Buyer Type REIT

Recorded Seller Orange Grover LLC Seller Type Developer

True Seller Jared Hutter Primary Verification Market Participant, CoStar, Public

Record, Buyer's Press Release and
Local Publications

Interest Transferred Leased Fee Type Sale
Current Use Student Housing Date 10/13/2016
Proposed Use Continued Student Housing Sale Price $23,100,000
Listing Broker N/A Financing Not Available
Selling Broker N/A Cash Equivalent $23,100,000
Doc # 5397-157 Capital Adjustment $0

Adjusted Price $23,100,000

Cash Equivalent
Price/unit and /sf

10/2016 Sale ACC OP SU North LLC Orange Grover LLC $23,100,000 $141,718 / $296.15

Transaction Date  Transaction Type Buyer Seller Price




Residential - Multi-unit Student

Static Analysis Method Pro Forma (Stabilized) Eff Gross Inc Mult (EGIM)  N/A
Buyer's Primary Analysis  Static Capitalization Analysis Op Exp Ratio (OER) N/A

Net Initial Yield/Cap. Rate 6.40% Adjusted Price / sf $296.15
Projected IRR N/A Adjusted Price / Bed $141,718

Actual Occupancy at Sale 85%

Pro Forma
Revenue Type Stabilized
Period Ending N/A
Source Buyer
Price $23,100,000
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income N/A
Expenses N/A
Net Operating Income $1,478,400
NOI / sf $18.95
NOI / Bed $9,070
EGIM N/A
OER N/A
Net Initial Yield/Cap. Rate 6.40%

This comparable reflects the sale of a 163-bed, 54-unit, student housing development located near Syracuse
University. The property was constructed in 2016 and achieved a Year 1 occupancy rate of approximately
77.0%. According to the leasing agent interviewed, the project is expected to achieve a Year 2 occupancy of
100% based on pre-leasing figures. The buyer was drawn to the asset due to the upside potential with
leasing it to stabilization and its desire to expand its presence in the market. The buyer's press release cites
a projected stabilized economic capitalization rate of 6.4%. American Campus Communities is a large
student housing REIT based in Texas. The seller is a regional developer from New Jersey. In addition to the
student housing units, there are 43 on-site parking spaces and a small commercial unit. In addition, we note
that the seller signed a long-term agreement for additional parking in an adjacent garage that is available to
its residents. The average residential unit size was estimated to be 1,002 square feet.




Residential - Multi-unit Student

Property Name The View

Address 850 Toftrees Avenue
State College, PA 16803
United States

Government Tax Agency  Centre

Govt./Tax ID 18-021-012B-0000

Unit Mix Detail

Rate Timeframe N/A

Unit Type No. % Size Rent Rent/ Area
No information recorded

Totals/Avg N/A N/A N/A

Land Area 12.220 ac Status Existing

Net Rentable Area (NRA) 255,200 sf Year Built 2013

Total # of Units 216 Unit Year Renovated N/A

Average Unit Size 1,181 sf Condition Good

Floor Count 4 Exterior Finish Masonry

General Amenities Clubhouse, Indoor Athletic Facility, Outdoor Athletic Facility, Pool, Public Business Center, Surface Parking
Unit-Specific Amenities Laundry in unit

Recorded Buyer Columbus Pacific Properties Marketing Time N/A
True Buyer N/A Buyer Type N/A
Recorded Seller Campus Crest at State College LLC Seller Type N/A
True Seller N/A Primary Verification Appraiser, Robert Delisio
Interest Transferred Leased Fee Type Sale
Current Use M-F Date 3/3/2016
Proposed Use M-F Sale Price $43,750,000
Listing Broker N/A Financing Market Rate Financing
Selling Broker N/A Cash Equivalent $43,750,000
Doc # 2176-949 Capital Adjustment $0
Adjusted Price $43,750,000

Cash Equivalent

Price/unit and /sf

03/2016 Sale Columbus Pacific Campus Crest at State $43,750,000 $202,546 / $171.43
Properties College LLC

Transaction Date  Transaction Type Buyer Seller Price




Residential - Multi-unit Student

Static Analysis Method Pro Forma (Stabilized) Eff Gross Inc Mult (EGIM)  N/A
Buyer's Primary Analysis  Static Capitalization Analysis Op Exp Ratio (OER) N/A

Net Initial Yield/Cap. Rate 6.02% Adjusted Price / sf $171.43
Projected IRR N/A Adjusted Price / Unit $202,546

Actual Occupancy at Sale  100%

Pro Forma
Revenue Type Stabilized
Period Ending N/A
Source N/A
Price $43,750,000
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income N/A
Expenses N/A
Net Operating Income $2,632,176
NOI / sf $10.31
NOI / Unit $12,186
EGIM N/A
OER N/A
Net Initial Yield/Cap. Rate 6.02%

This is the sale of a 216-unit/584-bed student housing property at 850 Toftrees Avenue in State College,
Centre County, Pennsylvania. Catering to students at Penn State, The View (formerly known as The Grove)
pe was completed in 2013 on a 12.22-acre site and was in good condition at the time of transfer. The property
_t'«‘f‘ provides an average unit size of 1,181 square feet; there is also a clubhouse with fithess center, business
Tat® center, community room and game room, plus a pool with sundeck, sports courts and landscaped green
spaces. This property transferred in March 2016 for $202,546 per unit or $74,914 per bed. Occupancy was
100 percent at the time of transfer and the property was generating a net operating income of $12,186 per
Google -
1 Map data 2017 Google  unit or $4,507 per bed for an overall cap rate of 6.02 percent.




Sale

Property Name

SCSU Housing

Residential - Multi-unit Garden \[o}

Address 190 Pine Rock Avenue
Hamden, CT 06514
United States
Government Tax Agency  New Haven
Govt./Tax ID N/A
Unit Mix Detail
Rate Timeframe N/A
Unit Type No. % Size Rent Rent/ Area
No information recorded
Totals/Avg N/A N/A N/A

S

Land Area

Net Rentable Area (NRA)
Total # of Units

Average Unit Size

Floor Count

General Amenities

Unit-Specific Amenities

2.217 ac
47,400 sf
30 Unit
1,580 sf
N/A

N/A

N/A

Status

Year Built

Year Renovated
Condition
Exterior Finish

Existing
2012
N/A
Good
N/A

Recorded Buyer
True Buyer
Recorded Seller
True Seller

Interest Transferred
Current Use
Proposed Use
Listing Broker
Selling Broker

Doc #

190 Pine Rock Avenue LLC
N/A

4857 PD LLC

N/A

Fee Simple/Freehold
Student Housing
N/A

N/A

N/A

4246/3328&6

Marketing Time
Buyer Type
Seller Type

Primary Verification

Type

Date

Sale Price
Financing

Cash Equivalent
Capital Adjustment

Adjusted Price

N/A

Private Investor
N/A
Seller/Broker

Sale
8/14/2015
$7,600,000
All Cash
$7,600,000
$0
$7,600,000

Transaction Date
08/2015 Sale

Transaction Type Buyer
190 Pine Rock Avenue

LLC

Seller
4857 PD LLC

$7,600,000

Cash Equivalent
Price/unit and /sf

$253,333/$160.34

Price




Sale

Static Analysis Method
Buyer's Primary Analysis
Net Initial Yield/Cap. Rate
Projected IRR

Actual Occupancy at Sale

Residential - Multi-unit Garden \[o}

Pro Forma (Stabilized)

Static and Yield Capitalization Analyses
6.28%

N/A

100%

Eff Gross Inc Mult (EGIM)
Op Exp Ratio (OER)
Adjusted Price / sf
Adjusted Price / Unit

S

N/A

N/A
$160.34
$253,333

Revenue Type

Period Ending

Source

Price

Potential Gross Income
Economic Occupancy
Economic Loss
Effective Gross Income
Expenses

Net Operating Income
NOI / sf

NOI / Unit

EGIM

OER

Net Initial Yield/Cap. Rate

Pro Forma
Stabilized

N/A
Broker
$7,600,000
N/A

N/A

N/A

N/A

N/A
$477,547
$10.07
$15,918
N/A

N/A
6.28%

The subject is a 30-unit student housing property located at 190 Pine Rock Avenue in Hamden, Connecticut.
The property includes five apartment buildings that include two levels of living space constructed over a one-
level garage. The total bedroom count is 120 bedrooms that are all single-occupancy. The improvements
were completed in 2012 and are situated on a 2.217-acre site. The units are marketed toward students at
nearby Southern Connecticut State University.




Residential - Multi-unit Student

Property Name 51 Eckart Street

Address 51 Eckart Street
Bridgeport, CT 06606
United States

Government Tax Agency  Fairfield

Govt./Tax ID N/A

Unit Mix Detail

Rate Timeframe N/A

Unit Type No. % Size Rent Rent/ Area
No information recorded

Totals/Avg N/A N/A N/A

Land Area 1.460 ac Status Existing
Net Rentable Area (NRA) 42,400 sf Year Built 2009

Total # of Units 44 Unit Year Renovated N/A
Average Unit Size 964 sf Condition Good

Floor Count 3 Exterior Finish Vinyl Siding
General Amenities N/A

Unit-Specific Amenities N/A

Recorded Buyer Acorn 2 LLC Marketing Time N/A
True Buyer N/A Buyer Type Private Investor
Recorded Seller 51 Sound Apartments LLC Seller Type N/A
True Seller N/A Primary Verification Seller
Interest Transferred N/A Type Sale
Current Use N/A Date 4/16/2012
Proposed Use N/A Sale Price $8,600,000
Listing Broker N/A Financing Market Rate Financing
Selling Broker N/A Cash Equivalent $8,600,000
Doc # N/A Capital Adjustment N/A

Adjusted Price $8,600,000

Cash Equivalent
Price/unit and /sf

04/2012 Sale Acorn 2 LLC 51 Sound Apartments LLC $8,600,000 $195,455 / $202.83

Transaction Date  Transaction Type Buyer Seller Price




Residential - Multi-unit Student

Static Analysis Method Pro Forma (Stabilized) Eff Gross Inc Mult (EGIM)  8.20
Buyer's Primary Analysis  N/A Op Exp Ratio (OER) 39.11%
Net Initial Yield/Cap. Rate 7.42% Adjusted Price / sf $202.83
Projected IRR N/A Adjusted Price / Unit $195,455

Actual Occupancy at Sale  100%

Pro Forma
Revenue Type Stabilized
Period Ending N/A
Source Seller
Price $8,600,000
Potential Gross Income $1,048,440
Economic Occupancy N/A
Economic Loss $0
Effective Gross Income $1,048,440
Expenses $410,005
Net Operating Income $638,435
NOI / sf $15.06
NOI / Unit $14,510
EGIM 8.20
OER 39.11%
Net Initial Yield/Cap. Rate 7.42%

The property is a 44-unit student housing property located at 51 Eckart Street in Bridgeport, Connecticut. The
property consists of one building with three-stories of apartments with central common hallways to access
units. 42 units are flat-style units and include 3 bedrooms and 1 bathroom and 2 units are townhouse-style
units that include 3 bedrooms and 2 bathrooms. The improvements were completed in 2009 and are situated
on a 1.456-acre site. The units are marketed toward students at nearby Sacred Heart University and all units
are designed for 4 students per unit with two single bedrooms and one double-occupancy bedroom.

The property sold along with another student housing property at 62 Chestnut Street in Danbury, CT for a
combined price of $17,000,000 or $212,500 per unit. The allocated price for this property was $8,600,000.




Residential - Multi-unit Student

Property Name 62 Chestnut Street

Address 62 Chestnut Street
Danbury, CT 06810
United States

Government Tax Agency  Fairfield

Govt./Tax ID N/A

Unit Mix Detail

Rate Timeframe N/A

Unit Type No. % Size Rent Rent/ Area
No information recorded

Totals/Avg N/A N/A N/A

Land Area 3.487 ac Status Existing
Net Rentable Area (NRA) 46,600 sf Year Built 2011

Total # of Units 36 Unit Year Renovated N/A
Average Unit Size 1,294 sf Condition New

Floor Count 2 Exterior Finish Vinyl Siding
General Amenities N/A

Unit-Specific Amenities N/A

Recorded Buyer Acorn 2 LLC Marketing Time N/A
True Buyer N/A Buyer Type Private Investor
Recorded Seller 62 Sound Apartments LLC Seller Type N/A
True Seller N/A Primary Verification Seller
Interest Transferred N/A Type Sale
Current Use N/A Date 4/16/2012
Proposed Use N/A Sale Price $8,400,000
Listing Broker N/A Financing Market Rate Financing
Selling Broker N/A Cash Equivalent $8,400,000
Doc # V 2174, P 566 Capital Adjustment N/A
Adjusted Price $8,400,000
Transaction Summary plus Five-Year CBRE View History
Transaction Date  Transaction Type Buyer Seller Price I%?%

04/2012 Sale Acorn 2 LLC 62 Sound Apartments LLC $8,400,000 $233,333/$180.26




Residential - Multi-unit Student

Static Analysis Method Pro Forma (Stabilized) Eff Gross Inc Mult (EGIM)  9.94
Buyer's Primary Analysis  N/A Op Exp Ratio (OER) 33.45%
Net Initial Yield/Cap. Rate 6.69% Adjusted Price / sf $180.26
Projected IRR N/A Adjusted Price / Unit $233,333

Actual Occupancy at Sale  100%

Pro Forma
Revenue Type Stabilized
Period Ending N/A
Source Seller
Price $8,400,000
Potential Gross Income $844,860
Economic Occupancy N/A
Economic Loss $0
Effective Gross Income $844,860
Expenses $282,643
Net Operating Income $562,217
NOI / sf $12.06
NOI / Unit $15,617
EGIM 9.94
OER 33.45%
Net Initial Yield/Cap. Rate 6.69%

The property is a 36-unit student housing property located at 62 Chestnut Street in Danbury, Connecticut.
The property includes six buildings have two levels of living space constructed over a ground-level garage.
32 units includes two bedrooms, 1.5 bathrooms and a garage and 4 units are handicap accessible and
feature three-bedrooms and 2.5 bathroom. The improvements were completed in 2011 and are situated on a
3.487-acre site. The units are marketed toward students at nearby Western Connecticut State University and
all units are designed for 4 students per unit.

The property sold along with another student housing property at 51 Eckart Street in Bridgeport, CT for a
combined price of $17,000,000 or $212,500 per unit. The allocated price attributable to this property was
$8,400,000.
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Comparable Residential - Multi-unit Garden No. 1

Property Name Grand Reserve Orange

Address 75 Prindle Hill Road
Orange, CT 06477
United States

Government Tax Agency  New Haven

Govt./Tax ID N/A

Unit Mix Detail

Rate Timeframe N/A

Unit Type No. % Size (sf) Rent Rent / sf
1BR/1BA 0 N/A 771 $1,465-$1,750 $2.08
1BR/1BA Loft 0 N/A 925 $1,755 $1.90
1BR/1BA Loft 0 N/A 952 $1,595 $1.68
2BR/2BA 0 N/A 1,127 $2,259-$2,425 $2.08
3BR/2BA Whitney 0 N/A 1,235 $2,455 $1.99
2BR/2BA Loft 0 N/A 1,293 $2,480-$2,490 $1.92
Totals/Avg 0 N/A N/A

Land Area 0.000 ac Status N/A
Net Rentable Area (NRA) N/A Year Built 2003
Total # of Units 168 Unit Year Renovated N/A
Average Unit Size sf Condition N/A
Floor Count 4 Exterior Finish N/A
General Amenities Clubhouse

Unit-Specific Amenities N/A

Occupancy 98% Utilities Included in Rent N/A
Lease Term N/A Rent Premiums N/A
Tenant Profile N/A Concessions N/A
Survey Date 06/2017 Owner N/A

Survey Notes N/A Management Behringer Harvard




Comparable Residential - Multi-unit Garden No. 1
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Comparable Residential - Multi-unit Garden No. 2
Property Name Avalon Milford
Address 1 Avalon Drive

Milford, CT 06460
United States

Government Tax Agency  New Haven

Govt./Tax ID N/A

Unit Mix Detail

Rate Timeframe N/A

Unit Type No. % Size (sf) Rent Rent / sf
1BR/1BA 0 N/A 755 $1,480 $1.96
1BR/1BA 0 N/A 771 $1,482-$1,605 $2.00
1BR/1BA 0 N/A 782 $1,590-$1,635 $2.06
2BR/2BA 0 N/A 1,208 $1,830-$1,870 $1.53
Totals/Avg 0 N/A N/A

Land Area 0.000 ac Status Existing

Net Rentable Area (NRA) N/A Year Built 2004

Total # of Units 246 Unit Year Renovated N/A

Average Unit Size sf Condition Average

Floor Count 3 Exterior Finish Wood

General Amenities Barbeque grills, Clubhouse, Indoor Athletic Facility, Outdoor Amenity , Park / Play Area, Pool, Surface & Structured Parking

Unit-Specific Amenities Dishwasher, Washer / Dryer Machines

Occupancy 98% Utilities Included in Rent N/A
Lease Term 12 Mo(s). Rent Premiums N/A
Tenant Profile N/A Concessions N/A
Survey Date 06/2017 Owner N/A

Survey Notes N/A Management Avalon Communities




Comparable Residential - Multi-unit Garden No. 2




Property Name

Residential - Multi-unit Mid/High Rise

Wintergreen at Westville

Address 400 Blake St

New Haven, CT 06515

United States
Government Tax Agency  New Haven
Govt./Tax ID N/A
Unit Mix Detail
Rate Timeframe N/A
Unit Type No. % Size (sf) Rent Rent / sf
1BR/1BA N/A N/A 758 $1,260 $1.66
1BR/1BA N/A N/A 870 $1,285 $1.48
2BR/2BA N/A N/A 940-1,243 $1,405-$1,790 $1.46
3BR/2BA N/A N/A 1,438 $2,030 $1.41
Totals/Avg 0 N/A N/A

7.960 ac
296,354 sf
294 Unit
1,008 sf

Land Area

Net Rentable Area (NRA)
Total # of Units

Average Unit Size

Floor Count

General Amenities

Unit-Specific Amenities

4

Clubhouse

N/A

Status

Year Built

Year Renovated
Condition
Exterior Finish

Existing
2008
N/A
Good
Brick

Occupancy
Lease Term
Tenant Profile
Survey Date

Survey Notes

95%

12 Mo(s).

N/A

06/2017

N/A

Utilities Included in Rent
Rent Premiums
Concessions

Owner

Management

N/A
N/A
None
N/A

N/A




Residential - Multi-unit Mid/High Rise

Gated community, close to Southern Connecticut State University. Covered parking. Washer/dryer in units.




S

Residential - Multi-unit Garden \[o}

Town Walk at Hamden Hills

Comparable

Property Name

Address 100 Town Walk Drive

Hamden, CT 06518

United States
Government Tax Agency  New Haven
Govt./Tax ID N/A
Unit Mix Detail
Rate Timeframe N/A
Unit Type No. % Size (sf) Rent Rent / sf
1BR/1 BA 0 N/A 713 $1,259-$1,269 $1.77
1BR/1 BA Loft N/A N/A 849-893 $1,349-$1,359 $1.55
1BR/1 BA 0 N/A 853 $1,339-$1,349 $1.58
2BR/1BA 0 N/A 920-1,097 $1,439-$1,519 $1.47
1 BR/1 BA Loft 0 N/A 1,033-1,045 $1,369-$1,489 $1.38
2BR/2 BA 0 N/A 1,198-1,246 $1,619-$1,629 $1.33
2 BR/1BA Loft N/A N/A 1,251 $1,649 $1.32
3BR/2BA N/A N/A 1,298 $1,839 $1.42
2 BR /2 BA Loft N/A N/A 1,415-1,498 $1,839-$1,849 $1.27
Totals/Avg 0 N/A N/A

Land Area

0.000 ac

Net Rentable Area (NRA) N/A

Total # of Units
Average Unit Size
Floor Count

General Amenities

Unit-Specific Amenities

Occupancy
Lease Term
Tenant Profile

Survey Date
Survey Notes

764 Unit
sf
3

Status
Year Built

Year Renovated

Condition
Exterior Finish

Clubhouse, Indoor Athletic Facility, Outdoor Athletic Facility, Pool

Existing
1992
N/A
N/A
Wood

Fireplace, Private Balcony / Patio, Private Carport, Vaulted Ceiling, Washer / Dryer Machines

99%
N/A
N/A

06/2017

Typical Lease Term: 1 year

Utilities Included in Rent

Rent Premiums
Concessions

Owner

Management

Cw, s
Pets

Reduced rents, reduced deposits
advertised.
N/A

The Baker Companies




Comparable Residential - Multi-unit Garden No. 4

This 764-unit garden apartment complex is broken into east and west sections with separate access points
and recreational amenities, being situated in a residential area of Hamden, north of the Merritt Parkway and
west of State Route 10.

The property was sold in July 2008 for $124,000,000, or $163,158 per unit.

Additional tenant charges include a $30 common area fee and $15 per month trash fee. Carports are
available for $37 per month.
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ECONOMIC DRIVERS

MEDICAL

skl

CENTER

BUSINESS CYCLE STATUS

COLLEGE HIGHTECH

Moderating Recession

»

Large, stable university concentration.
Major biotechnology research cluster.
Yale's commitment to urban development.
Lower business costs than in New York and
Boston.

»

»

»

WEAKNESSES
Higher structural unemployment than
in neighboring metro areas.
Lack of a high-tech manufacturing base.
Weak demographic trends.

FORECAST RISKS

SHORT TERM ' LONG TERM ‘

»

»

»

»

Cost advantages draw relocations from New York
City and Bridgeport.

DOWNSIDE
Providence Rl and Boston outcompete NEH for
biotech jobs.
Yale pulls back on urban development aid.
Immigrant inflows slacken, compounding
demographic headwinds.

CITY
Baal

AS OF AUG 01, 2016

»

»

»

NEW HAVEN-MILFORD CT

EMPLOYMENT GROWTH RANK
2015-2017 2015-2020

330 § 347

5th quintile 5th quintile
Best=1, Worst=408

. Expansion . Recent Performance. New Haven-Milford’s scene. Educational attainment is relatively high
economy took a small step back in 2016. An ex- thanks to the many colleges and universities,

RECOVERY tremely weak end to the year wiped out earlier but faced with few lucrative local employment
At Risk gains, and NEH ended the year down 450 jobs. opportunities, and deterred by Connecticut’s

Employment in the metro area’s core education
and healthcare industries has held steady, howev-

. In Recession . er, and the bulk of job losses have instead been in  mies out of state. Restrictions on immigration
STRENGTHS & WEAKNESSES low-wage industries. The unemployment rate has  may als‘o damage NEH s economy, as th‘e metro
fallen to a post-recession low of 4.9%, although area relies heavily on international immigration,

STRENGTHS this is largely a consequence of declining labor particularly of students, to offset persistent do-

force participation. Spurred by the tight labor mar-
ket and favorable mix of jobs, wage growth is up
significantly. Average hourly earnings are up more
than 4% in the past year, and personal income is
growing significantly faster than it is nationally.
Hospitals. NEH's large healthcare sector will
continue to expand, but job growth will be re-
strained by fiscal and demographic headwinds.
State funding cuts may bite less than in recent
years but will remain a net negative. Governor
Dannel Malloy's recent budget proposal includes
measures that would reduce the number of resi-
dents covered by Medicaid and decrease funding
for mental health and substance abuse treat-

RISK EXPOSURE 31 4 4th quintile  ighest=1 ment. NEH's poverty rate is the highest in Con-  permit issuance well below its prerecession av-
2016-2021 Lowest=40T | necticut, so these cuts will disproportionately —erage for the past eight years. Tight supplies will
impact local healthcare providers. Additionally, help compensate for weak demand, however,

UPSIDE : I, . .
) although the area'’s population is older and thus  and help put prices on an upward path. Rapidly
» Biotechnology breakthroughs lead to faster . di health . TS h ionifi ly i d af
industry growth. requires greater spending on healthcare per resi-  rising incomes have significantly improved af-

dent, the overall population is declining. NEH has
lost residents in each of the last four years and is
likely to have done so again in 2016. Although
the large cluster of hospitals will continue to at-
tract patients from across the state, the declining
population will reduce the potential patient pool.

Hurdles. Limited prospects for growth in
higher-value-added industries place bounds on
NEH'’s outlook. Although the area has a solid core
of jobs in healthcare, biotech and private educa-
tion, these industries are already well-developed,
and the metro area lacks an entrepreneurial

RELATIVE COSTS
LIVING

106%

U.5.=100%

ANALYSIS

Data Buffet® MSA code: IUSA_MNEH

VITALITY
RELATIVE RANK

95% | 201

U.5.=100% Best=1, Worst=401

BUSINESS

112%

high taxes and living costs, recent graduates are
choosing to relocate to more vibrant econo-

mestic out-migration. International immigration
adds an above-average 0.5 percentage point to
annual population growth locally. New policies
by the Trump administration that restrict or oth-
erwise deter immigration would reduce demand
for the metro area’s universities and exacerbate
already-poor demographic trends.

Housing. NEH's housing market is poised for
a rebound but will underperform the nation's.
The Case-Shiller index indicates local house
prices declined 2% over the past year, placing
the metro area’s performance among the worst
in the country. A declining population and slow
household formation have kept single-family

fordability over the past three years, and this will
entice more residents that rent currently to buy.
New Haven-Milford will strengthen in
2017 as strong income growth spurs hiring in
consumer-oriented industries. It will be 2020
before employment regains its prerecession
peak, however, and the housing market will
take even longertorecover. Longerterm, NEH
will be a chronic underperformer because of
high business costs and weak demographics.
Emily Mandel 1-866-275-3266
January 2017 help@economy.com

2010 2011 2012 2013 2014 2015 INDICATORS 2016 2017 2018 2019 2020 2021
46.8 46.9 47.6 47.6 483 48.5 Gross metro product (C09$ bil) 49.4 50.3 513 52.0 52.4 53.0
15 0.2 15 -0.1 1.6 0.4 % change 1.8 1.8 2.1 14 0.7 12
3581 362.2 3671 3697 370.8 3719 Total employment (ths) 374.3 375.0 378.5 3817 3829 3826
=13 11 14 0.7 0.3 0.3 % change 0.6 0.2 1.0 0.8 0.3 -0.1
10.0 9.7 91 8.3 71 6.1 Unemployment rate (%) 57 5.6 6.0 6.1 6.4 6.6
1.4 43 3.5 13 2.5 34 Personal income growth (%) 3.8 29 3.0 3.4 33 2.8
59.6 59.0 593 59.6 60.4 61.8 Median household income ($ ths) 63.7 65.2 67.5 69.7 71.9 73.8
8634 864.0 8640 8622  860.5 858.0 Population (ths) 859.4  860.5 8621 863.3 864.2 865.0
0.4 0.1 -0.0 -0.2 -0.2 -0.3 % change 0.2 0.1 0.2 0.1 0.1 0.1
15 -0.9 =15 -2.7 -2.8 =17/ Net migration (ths) 0.1 -0.2 0.2 -0.2 -0.5 -0.8
452 422 466 460 484 422 Single-family permits (#) 452 643 818 869 787 842
567 267 203 355 656 739 Multifamily permits (#) 483 427 590 679 671 696
187.0 179.8 175.6 174.8 173.2 1773 FHFA house price (1995Q1=100) 179.0 183.2 1875 191.8 1977  206.8
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PRECIS® U.S. METRO NORTHEAST » New Haven-Milford CT

ECONOMIC HEALTH CHECK BUSINESS CYCLE INDEX

3-MO MA JAN 2002=100

Jul 16 Aug16 Sep16  Oct16 Nov16 Dec16

Employment, change, ths

Unemployment rate, %

Labor force participation rate, %

Employment-to-population ratio, %

Average weekly hours, #

Industrial production, 2007=100

Residential permits, single-family, #

Residential permits, multifamily, #

IBEHEEEAAOTOMAN  Unchanged fom prior 3-moMA | Wersethanprior3moMA | |~ NEH T us

Sources: BLS, Census Bureau, Moody's Analytics Source: Moody'’s Analytics
CURRENT EMPLOYMENT TRENDS HOUSE PRICE
% CHANGE YR AGO % CHANGE YR AGO, 3-MO MA 1998Q1=100, NSA
3 Apr16  Aug16 Dec16 220
27 Total 0.9 1.0 0.0 200
11 Mining 3.4 -5.4 -4.3 — .

B Construction 2.0 -0.5 -27 180
0 Manufacturing -1.6 -2.3 -1.3 160 —W
-17] Trade 0.3 -0.2 -0.6
2 Trans/Utilities 53 31 17 | 140 s
Information 1.2 -0.1 -2.3 1207
-3 A A A A A A Financial Activities 4.0 5.2 2.9

-4 T I I I I I Prof & Business Svcs. 11 1.9 1.0 1007 [ [ [ [ [ [
11 12 13 14 15 16 Edu & Health Svcs. 1.4 1.0 0.2 80 I I I I T T
== Government === Goods producing Loe;;::esi‘r\l/-:gesspltallty ;S ?S’g _(235 98 01 04 07 10 13 16
== Private services Government 08 05 03 = NEH T = us.
Sources: BLS, Moody’s Analytics Sources: BLS, Moody's Analytics Sources: FHFA, Moody'’s Analytics
RELATIVE EMPLOYMENT PERFORMANCE VACANCY RATES
JAN 2006=100 HOMEOWNER, % HOUSES FOR SALE

120
115 — —

.-.-|.ul||-||l||m|illlllnllnnmnmulll“ | I
110
0 1 5 3

105 RENTAL. % INVENTORY FOR RENT

"
1007
957]
| ! ! | | | | | | | | | | | | | | |

90 I ! ! I I I I I I I I I I I I I I I I 1 I I I

06 07 08 09 10 11 12 13 14 15 16F 17F 18F 19F 20F 21F 22F 23F 24F 25F 0 2 4 6 8 10
= NEH —CT = uU.S. . NEH . CT . u.s.
Sources: BLS, Moody's Analytics Sources: Census Bureau, ACS, Moody'’s Analytics, 2015
BUSINESS COSTS EDUCATIONAL ATTAINMENT POPULATION BY AGE, %
U.S.=100 % OF ADULTS 25 AND OLDER
100% -
Tota
80% —
Unit labor 60% - 2
Energy 40% 1 24
State and local taxes 20% 27 28
13
Office rent 0% — .
I I NEH CT U.S.
0 50 100 150 200 250 M < High school [ High school
B Some college College 8
B 2000 W 2014 B Graduate school
Source: Moody's Analytics Sources: Census Bureau, Moody's Analytics, 2015 Sources: Census Bureau, Moody's Analytics, 2015
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PRECIS® U.S. METRO NORTHEAST » New Haven-Milford CT

EMPLOYMENT & INDUSTRY MIGRATION FLOWS
TOP EMPLOYERS INDUSTRIAL DIVERSITY INTO NEW HAVEN CT
Yale New Haven Health System 20,071 Most Diverse (U.S.) Nun:lber of
Yale University 14,787 1007 _ Migrants
AT&T 4,437 Bridgeport CT 5157
Hospital of Saint Raphael 3,904 0.80 Hartford CT 4,135
Covidien Surgical Devices 3,400 New York NY 2,798
Webster Financial Corp. 2,515 0.60] Norwich CT 347
Masonicare 2,286 Cambridge MA 322
Waterbury Hospital 2,058 0.40] Nassau County NY 304
VA Connecticut Healthcare System 1,814
- - Boston MA 241
Verizon ereles? Contact Center 1,600 0.20] Providence R 232
St. Mary's Hospital 1,565 —
Quinnipiac University 1,507 0.00 Sprlngfleld MA 167
Comcast Corp. 1,400 Least Diverse Washington DC 160
Midstate Medical Center 1,246 Total in-migration 23,153
Griffin Hospital 1,200 EMPLOYMENT VOLATILITY
Bristol-Myers Squibb Co. 1,084 | Dueto U.S. fluctuations Relative to U.S. FROM NEW HAVEN CT
Uil Holdings Corp. 1,066 — Hartford CT 4,788
University of New Haven 1,022 Bridgeport CT 4,232
Masonicare Home Health & Hospice 1,000 i New York NY 1,888
Southern Connecticut State University 947 Ew Orlando FL 525
Sources: §onnecticutBoakcf Lists 2014, Hartford Business Journal: 60% ] Boston MA 426
Book of Lists 2015-2016 Norwich CT 422
o Cambridge MA 398
PUBLIC Tampa FL 398
Federal 5,441 20% 1 Austin TX 292
State 11134 Washmgton. DC . 287
Local 32186 % Total out-migration 28,077
2015 B Not due toU.S. [l Dueto U.S. . NEH . us. Net migration -4,924
COMPARATIVE EMPLOYMENT AND INCOME
Sector % of Total Employment Average Annual Earnings NET MIGRATION, #
NEH cT u.s. NEH CcT u.s. 0
Mining 0.1% 0.0% 0.5% $24,093 $-1,287 $110,528 -500~
Construction 3.6% 3.4% 4.5% $69,367 $76,521 $64,354 -1,000~
Manufacturing 8.2% 9.5% 8.7% $79,833 $116,083 $80,667 -1,500~
Durable 76.4% 77.8% 63.0% nd  $99,209 $82,450 -2,000~
Nondurable 23.6% 22.2% 37.0% nd  $172,111  $77,689 -2,500~
Transportation/Utilities 2.8% 3.0% 3.8% $66,473 $106,697 $67,456 -3,000~
Wholesale Trade 43% 3.7% 41% $86,355  $99,986 $82,548 -3,500~
Retail Trade 11.4% 11.0% 11.0% $36,263 $40,951 $34,289 -4,000 I I i i
Information 1.3% 1.9% 1.9% $75,671  $102,332  $110,216 12 13 14 15
Financial Activities 4.7% 7.8% 5.7% $37,248 $88,715  $54,785
Prof. and Bus. Services 11.7% 12.9% 13.9% $73,298  $83,344  $67,615
Educ. and Health Services 26.4%  195%  155% $61,235  $58,815  $53,853 , 2012 2013 2014 2015
Leisure and Hosp. Services 8.5% 91% 107% $23,014 $27.815  $27.201 Don'festlc -4,809 -5919 -6,506 -7,564
Other Services 4.0% 38%  4.0% $41261  $42157 $36,830 ig;:'lg“ :iz 3227?i 1'222 33:873:1‘
Government 131% 14.3% 15.5% $86,469  $84,045 $75,980 ! ! ! :

Sources: Percent of total employment — BLS, Moody’s Analytics, 2015, Average annual earnings — BEA, Moody'’s Analytics, 2014

Sources: IRS (top), 2014, Census Bureau, Moody's Analytics

PER CAPITA INCOME LEADING INDUSTRIES BY WAGE TIER

$THS HIGH-TECH Location Employees

69 EMPLOYMENT NAICS Industry Quotient (ths)

// Ths % of total 6113 Colleges, universities & prof. schools 4.6 203

62 5 6211  Offices of physicians 11 7.2

NEH 18.0 48 T GVF  Federal Government 0.8 5.5

" uU.s. 6,767.6 4.8 5511  Management of companies & enterprises 0.9 5.4

5 GVL  Local Government 0.9 321

/ HOUSING-RELATED 0O 6221  General medical and surgical hospitals 15 171

46 — EMPLOYMENT = GVS  State Government 0.8 10.8

/\_/ . 2382  Building equipment contractors 0.9 47

| | | | | | | Ths % of total 7225  Restaurants and other eating places 0.9 225

38 ! ! ! ! ! ! ! ! ! NEH 301 81 2 6231  Nursing care facilities 25 10.6

06 07 08 09 10 11 12 13 14 15 03 ST . Q 4451 Grocery stores 1.2 8.0

2015 | NEH$51,835  CT$68704 [NWUISI§48,112 - o ’ o613 Fmploymentiservices 0.7 53
Sources: BEA, Moody's Analytics Source: Moody's Analytics, 2015 Source: Moody's Analytics, 2015
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About Moody's Analytics

Moody's Analytics helps capital markets and credit risk management professionals worldwide respond to an evolving
marketplace with confidence. With its team of economists, the company offers unique tools and best practices for
measuring and managing risk through expertise and experience in credit analysis, economic research, and financial
risk management. By offering leading-edge software and advisory services, as well as the proprietary credit research
produced by Moody's Investors Service, Moody's Analytics integrates and customizes its offerings to address specific

business challenges.

Concise and timely economic research by Moody's Analytics supports firms and policymakers in strategic planning, product
and sales forecasting, credit risk and sensitivity management, and investment research. Our economic research publications
provide in-depth analysis of the global economy, including the U.S. and all of its state and metropolitan areas, all European
countries and their subnational areas, Asia, and the Americas. We track and forecast economic growth and cover specialized
topics such as labor markets, housing, consumer spending and credit, output and income, mortgage activity, demographics,
central bank behavior, and prices. We also provide real-time monitoring of macroeconomic indicators and analysis on timely
topics such as monetary policy and sovereign risk. Our clients include multinational corporations, governments at all levels,
central banks, financial regulators, retailers, mutual funds, financial institutions, utilities, residential and commercial real
estate firms, insurance companies, and professional investors.

Moody's Analytics added the economic forecasting firm Economy.com to its portfolio in 2005. This unit is based in West Chester
PA, a suburb of Philadelphia, with offices in London, Prague and Sydney. More information is available at www.economy.com.

Moody's Analytics is a subsidiary of Moody's Corporation (NYSE: MCO). Further information is available at
www.moodysanalytics.com.

About Moody's Corporation

Moody's is an essential component of the global capital markets, providing credit ratings, research, tools and analysis that
contribute to transparent and integrated financial markets. Moody's Corporation (NYSE: MCO) is the parent company
of Moody's Investors Service, which provides credit ratings and research covering debt instruments and securities, and
Moody's Analytics, which encompasses the growing array of Moody's nonratings businesses, including risk management
software for financial institutions, quantitative credit analysis tools, economic research and data services, data and
analytical tools for the structured finance market, and training and other professional services. The corporation, which
reported revenue of $3.5 billion in 2015, employs approximately 10,400 people worldwide and maintains a presence in
36 countries.

© 2016, Moody’s Analytics, Moody’s, and all other names, logos, and icons identifying Moody’s Analytics and/or its products and services are trademarks
of Moody’s Analytics, Inc. or its affiliates. Third-party trademarks referenced herein are the property of their respective owners. All rights reserved. ALL
INFORMATION CONTAINED HEREIN IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE COPIED OR
OTHERWISE REPRODUCED, REPACKAGED, FURTHER TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIBUTED OR RESOLD,
OR STORED FOR SUBSEQUENT USE FOR ANY PURPOSE, IN WHOLE OR IN PART, INANY FORM OR MANNER OR BY ANY MEANS
WHATSOEVER, BY ANY PERSON WITHOUT MOODY’S PRIOR WRITTEN CONSENT. All information contained herein is obtained by Moody’s
from sources believed by it to be accurate and reliable. Because of the possibility of human and mechanical error as well as other factors, however, all
information contained herein is provided “AS IS” without warranty of any kind. Under no circumstances shall Moody’s have any liability to any person or
entity for (a) any loss or damage in whole or in part caused by, resulting from, or relating to, any error (negligent or otherwise) or other circumstance or
contingency within or outside the control of Moody’s or any of its directors, officers, employees or agents in connection with the procurement, collection,
compilation, analysis, interpretation, communication, publication or delivery of any such information, or (b) any direct, indirect, special, consequential,
compensatory or incidental damages whatsoever (including without limitation, lost profits), even if Moody’s is advised in advance of the possibility of
such damages, resulting from the use of or inability to use, any such information. The financial reporting, analysis, projections, observations, and other
information contained herein are, and must be construed solely as, statements of opinion and not statements of fact or recommendations to purchase,
sell, or hold any securities. NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY
OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY SUCH OPINION OR INFORMATION IS GIVEN OR MADE BY MOODY'S IN ANY FORM
OR MANNER WHATSOEVER. Each opinion must be weighed solely as one factor in any investment decision made by or on behalf of any user of the
information contained herein, and each such user must accordingly make its own study and evaluation prior to investing.
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LOUIS B. PELLEGRINO, MAI

Professional Affiliations

Member of the Appraisal Institute, MAI Designation No. 10968, effective April 1996

General Certified Real Estate Appraiser, State of Connecticut, License No. 491

Certified Revaluation Supervisor, State of Connecticut, Certificate No. 788

General Certified Real Estate Appraiser, Commonwealth of Massachusetts, License No. 5546
National Council of Real Estate Investment Fiduciaries, Professional Member

¢ Real Estate Finance Association, Professional Member

* & & o o

Real Estate Appraisal Experience

Senior Vice President/Pariner, CB Richard Ellis — N.E. Partners, LP: Real estate appraiser with Heberger
Appraisal and Consulting Group since August 1988; subsequently merged with CB Richard Ellis.
¢ Appraisal assignments include research and preparation of narrative appraisals of single- and multi-
tenant office buildings, shopping centers, apartment buildings, residential and commercial
condominiums, elderly housing developments, dockominiums, marinas, rights-of-ways, easements,
vacant sites and acreage in various zone classifications, and other commercial properties.
¢ Counseling activities include property tax analysis and litigation, expert testimony and litigation
support, rent studies, report reviews, marketability and feasibility analyses, and revaluation
consultant.
¢ Qualified as an expert witness in the state of Connecticut and Federal court systems.
¢ Responsible for daily operational activities for assignments completed throughout the State of
Connecticut, as well as western Massachusetts, including business development, client relations,
personnel supervision, and report review.

Educational Background

Fairfield University, Fairfield, Connecticut
¢ Degree: Bachelor of Arts
¢ Majors: Economics

Continuing Education

Successfully challenged or completed all required courses under the direction of the Appraisal Institute and the
American Institute of Real Estate Appraisers. Recently attended the following seminars and/or courses:

¢ Eminent Domain and Condemnation sponsored by the Appraisal Institute — February 2006

¢ Corridors and Rights-of-Way: Valuation and Policy sponsored by the Centre for Advanced Property

Economic and the International Right of Way Association — July 2002

¢ Introduction to GIS Applications for Real Estate sponsored by the Appraisal Institute — February 2002
Regression Analysis in Appraisal sponsored by the Appraisal Institute — November 2001
Feasibility Analysis, Market Value and Investments sponsored by the Appraisal Institute — November
2001
Partial Interest Valuation — Undivided sponsored by the Appraisal Institute — April 2001
Standards of Professional Practice, Part C sponsored by the Appraisal Institute — April 1999
Appraisal of Nursing Facilities sponsored by the Appraisal Institute — March 1997
Marina Appraisal Course sponsored by the International Marina Institute — June 1995

* o

* & o o
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JOSHUA S. KOLADIS, MAI
PROFESSIONAL AFFILIATIONS

General Certified Real Estate Appraiser, State of Connecticut, License No. 1138
Real Estate Finance Association, Professional Member

U.S. Green Building Council (USGBC), Member and LEED Accredited Professional
¢ Member of the Appraisal Institute, MAI Designation, effective June 2014

REAL ESTATE APPRAISAL EXPERIENCE

* & o

Associate Appraiser, CB Richard Ellis — N.E. Partners, LP: Provisional real estate appraiser with CB Richard Ellis —
N.E. Partners, LP since June 2004.

Appraisal assignments include compilation and analyses of market data and appraisal reports concerning
industrial, office, retail, and multi-family residential properties. Research, develop, and analyze sales and lease
information for all types of commercial properties.  Proficient in the use of numerous software programs
including Microsoft Word, Excel, and ARGUS.

EDUCATIONAL BACKGROUND

University of Connecticut, Storrs, Connecticut
¢ Degree: Bachelor of Science in Business Administration
¢  Major: Finance
¢ Completed courses for additional concentration in Real Estate and Urban Economic Studies.

CONTINUING EDUCATION

Successfully completed all required courses under the direction of the Appraisal Institute or through

the University of Connecticut. Recently attended the following seminars and/or courses:

¢ USPAP 7-hour update sponsored by the Appraisal Institute — January 2014

¢ Appraisal Law Update sponsored by the Appraisal Institute — December 2013

¢ Module Il - Cost Approach & Highest & Best Use sponsored by the Appraisal Institute — Aug 2013

¢ General Demonstration Report Writing sponsored by the Appraisal Institute — September 2013

¢ Advanced Market Analysis & Highest & Best Use sponsored by the Appraisal Institute — Dec. 2012

¢ Advanced Concepts and Case Studies sponsored by the Appraisal Institute - November 2012

¢ USPAP 7-hour update sponsored by the Appraisal Institute — April 2012

¢ General Appraiser Report Writing and Case Studies sponsored by the Appraisal Institute — November 2011

¢ Business Practices and Ethics sponsored by the Appraisal Institute — April 2011

¢ Small Hotel/Motel Valuation: Limited-Service Lodging sponsored by the Appraisal Institute — February 2010

¢ An Introduction to Valuing Green Buildings sponsored by the Appraisal Institute — October 2008

¢ Measuring the Effects of High Voltage Transmission Lines sponsored by the Appraisal Institute — October
2008

¢ Real Estate Finance, Statistics and Valuation Modeling sponsored by the Appraisal Institute — June 2007

¢ Course 320 General Applications sponsored by the Appraisal Institute — October 2006

¢ Course 510 Advanced Income Capitalization sponsored by the Appraisal Institute — September 2005

¢ Course 310 Basic Income Capitalization sponsored by the Appraisal Institute — September 2004

¢ Appraisal 1 Appraisal of Residential Properties — August 2004

¢ USPAP 15-hours sponsored by the Connecticut Real Estate and Appraisal School — April 2004

¢ Real Estate Finance 230 sponsored by the University of Connecticut — Spring 2002

¢ Real Estate Principles and Practices sponsored by the University of Connecticut — Fall 2001
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September 3, 2017

Success New Haven Level, LP

729 Ocean Parkway, New York,
NY 11230

Ladies and Gentlemen:

We have acted as special United States counsel for Success New Haven Level, LP, a
limited partnership formed under the laws of the State of Delaware (the “Limited Partnership”)
in connection with the proposed non-U.S. public offering in Israel of units of limited partnership
interests.

For purposes of this opinion, we have not reviewed any documents other than the
following (the “Reviewed Documents”): (i) with respect to the Limited Partnership (A) the
Limited Partnership Agreement of the Limited Partnership (the “Original Partnership
Agreement”), dated May 25, 2017 by and between Success Real Estate, LLC, a Delaware limited
liability company (the “General Partner”) as general partner and Besadno Yezamot V’Hashkaot
Ltd., an Israeli company limited by shares (the “Initial Limited Partner”), (B) the Amended and
Restated Limited Partnership Agreement of the Limited Partnership (the “Partnership
Agreement”), dated August 31, 2017 by and between the General Partner and the Initial Limited
Partner; and (C) the Limited Partnership’s Certificate of Limited Partnership filed with the
Delaware Secretary of State on May 25, 2017 (collectively, the “Certificate” and together with
the Partnership Agreement, the “Organizational Documents™); (ii) a certificate issued by the
Delaware Secretary of State dated August 28, 2017 (the “Good Standing Certificate™); (iii) action
by written consent of the General Partner and the Initial Limited Partner dated May 25, 2017 and
action by written consent of the General Partner dated August 31, 2017 (the “Consents”).

We have assumed that there exists no provision in any document that we have not
reviewed that is inconsistent with the Reviewed Documents or the opinions stated herein. We
have conducted no independent factual investigation of our own but rather have relied solely
upon the Reviewed Documents, the statements and information set forth therein, and the
additional matters recited or assumed herein. With respect to the Reviewed Documents, we have
assumed: (i) that all signatures thereon are genuine; (ii) the legal capacity under all applicable
laws and regulations of all natural persons signing each of said documents as or on behalf of the
parties thereto; (iii) that all documents submitted to us as originals are authentic; (iv) that all
documents submitted to us as copies conform with authentic originals of those documents; and
(v) that the Reviewed Documents, in the forms submitted to us for our review, have not been
altered or amended in any respect material to our opinions.

For purposes of this opinion, we have assumed (i) the due organization or due formation,
as the case may be, and valid existence in good standing of each party (other than the Limited
Partnership to the extent expressly set forth herein) to the Reviewed Documents under the laws
of the jurisdiction of its organization or formation, (ii) the due authorization, adoption, approval,
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execution and delivery by all parties (other than the Limited Partnership to the extent expressly
set forth herein) thereto of the Reviewed Documents, (iii) except to the extent specifically
addressed by our opinions set forth below, that the Reviewed Documents constitute legal, valid
and binding agreements of each of the parties thereto and are enforceable against each of the
parties thereto in accordance with their respective terms and (iv) except to the extent specifically
addressed by our opinions set forth below, all required consents, approvals or authorizations by
any person or governmental authority with respect to performance and enforceability of the
Reviewed Documents have been obtained and are valid and have not been revoked.

We note that we have been retained to act as special counsel to the Limited Partnership in
connection with the rendering of this opinion. We are not regular counsel to the Limited
Partnership and are not generally informed as to its specific business activities. To the extent our
opinions below relate to any Applicable Laws (as defined below), rule or regulation or the
requirement for any authorization, approval, license, exemption, consent or other action by or
notice to or filing, qualifying or registering with any governmental body or agency of the State of
Delaware, our opinions relate only to laws, rules and regulations and requirements of law that are
of general application and that, in our experience, are likely to have application to transactions of
the nature herein referenced (and not to laws, rules and regulations and requirements of law that
might be implicated by reason of the specific business activities of any of the above-referenced
entities nor laws, rules or regulations relating to securities or taxation).

Based upon the foregoing and subject to the additional qualifications set forth below, we
are of the opinion that:

1. Based solely upon our review of the Good Standing Certificate and the
Organizational Documents, the Limited Partnership is an active limited partnership, duly
organized, validly existing and in good standing under the laws of the State of Delaware, and
possesses the capacity to sue and be sued in its own name.

2. Under its Organizational Documents and the Delaware Revised Uniform Limited
Partnership Act (the “Act”), (i) the Limited Partnership has the limited partnership power to own,
lease and operate its properties and to carry on its business as now being conducted and (ii) the
General Partner has the authority to manage the Limited Partnership, subject to the restrictions
set forth in the Organizational Documents.

3. Based solely on the Partnership Agreement and the Consent dated August 31,
2017, (i) the Limited Partnership has authorized the issuance of 505 Units one of which being
designated as an Initial Limited Partner Unit and the remainder being designated and classified
as Common Units (collectively, the “Units”); (ii) the Initial Limited Partner Unit has been duly
authorized and validly issued, (iii) the Common Units, have been duly authorized but have not
been issued; (iv) the General Partner has the power and authority to issue the Common Units;
and (v) the Initial Limited Partner Unit has, and, if issued pursuant to the terms of the Partnership
Agreement, the Common Units will have the respective rights set forth in the Partnership
Agreement.

4. The Partnership Agreement constitutes the legal, valid and binding obligation of
the parties thereto, enforceable against them under the Applicable Laws in accordance with its
terms.
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5. The Partnership Agreement (other than with respect to Section 2.11 thereof and
the other references to foreign laws included therein, as to which we express no opinion) does
not conflict with the Act.

The opinions and other matters in this letter are qualified in their entirety and subject to the
following:

A We have assumed that no fraud, dishonesty, forgery, coercion, duress or breach of
fiduciary duty exists or will exist with respect to any of the matters relevant to the opinions
expressed in this letter.

B. Our opinion in paragraph 4 above is subject to (i) bankruptcy, insolvency,
reorganization, receivership, fraudulent conveyance, fraudulent transfer, moratorium and other
laws of general application relating to or affecting the enforcement of creditors’ rights and
remedies, as from time to time in effect, (ii) application of equitable principles (regardless of
whether considered in a proceeding in equity or at law), (iii) considerations of public policy and
(iv) course of dealing and standards of good faith, fair dealing, materiality and reasonableness
that may be applied by a court to the exercise of rights and remedies.

C. We express no opinion as to the validity, binding effect or enforceability of
provisions of the Partnership Agreement (i) regarding liquidated damages to the extent that
amounts characterized as liquidated damages are determined to be penalties, (ii) that purport to
deny effect to waivers or amendments made other than in writing (such as by course of conduct),
(iii) that purport to exculpate a party from, or indemnify a party against, its own negligence or
failure to act in good faith or in accordance with standards of commercial reasonableness, (iv)
that purport to waive statues of limitations, (v) that purport to permit a party to establish
evidentiary standards for actions or proceedings, (vi) that purport to waive future defenses or
counterclaims or (vii) with respect to Section 2.11 thereof.

D. We render no opinion herein with respect to: (i) any pension and employee
benefit laws and regulations; (ii) any environmental protection laws, zoning or land use laws, or
local, state or federal taxation, labor, employee benefits or securities laws or regulations; (iii)
compliance with fiduciary duty requirements; (iv) any federal laws, regulations and policies
concerning national emergency, anti-terrorism, possible judicial deference to acts of sovereign
states and criminal and civil forfeiture laws; (v) any provisions of the Partnership Agreement that
purport to waive various rights of any of the parties thereto; (vi) provisions of the Partnership
Agreement to the effect that rights or remedies are not exclusive, that every right or remedy is
cumulative and may be exercised in addition to any other right or remedy or that failure to
exercise rights or remedies will not operate as a waiver of any such right or remedy; (vii) any
county, municipal or local laws, rules, regulations or ordinances; or (viii) laws regarding antitrust
or competition.

Subject to the other qualifications, assumptions and exceptions stated herein, our
opinions herein are limited to the laws of the State of Delaware, as in effect on the date hereof
(“Applicable Laws™). We have not conducted any special review of, and express no opinion
with respect to the effect of any laws, rules or codes other than the Applicable Laws. We express
no opinion as to what law might be applied by any other courts to resolve any issue addressed by
our opinion and we express no opinion as to whether any relevant difference exists between the
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Applicable Laws and any other laws which may actually be applied to resolve issues which may
arise under the Partnership Agreement or with respect to the Units. The manner in which any
particular issue would be treated in any actual court case would depend in part on facts and
circumstances particular to the case and would also depend on how the court involved chose to
exercise the wide discretionary authority generally available to it. This letter is not intended to
guarantee the outcome of any legal dispute which may arise in the future.

This letter speaks as of the time of its delivery on the date it bears. We do not assume any
obligation to provide you with any subsequent opinion or advice by reason of any fact about
which we did not have knowledge at that time, by reason of any change subsequent to that time
in any law, other governmental requirement or interpretation thereof covered by any of our
opinions or advice, or for any other reason.

We consent to the filing of this opinion and its Hebrew translation (which we have not
reviewed and which we have assumed is a complete and accurate translation of this opinion)
with the Israeli Securities Authority as part of the prospectus, dated on or about September 4,
2017, with respect to the Limited Partnership.

Very truly yours,

Greenberg Traurig, LLP
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September 3, 2017

Success Real Estate, LLC

729 Ocean Parkway, New York,
NY 11230

Ladies and Gentlemen:

We have acted as special United States counsel for Success Real Estate, LLC, a limited
liability company formed under the laws of the State of Delaware (the “Company”) in
connection with the proposed non-U.S. public offering in Israel of units of limited partnership
interests of Success New Haven Level, LP, a limited partnership formed under the laws of the
State of Delaware (the “Partnership”), at which the Company acts as the general partner.

For purposes of this opinion, we have not reviewed any documents other than the
following (the “Reviewed Documents™): (i) the limited liability company agreement of the
Company (the “ Original LLC Agreement”), dated May 25, 2017, entered into by Besadno
Yezamot V’Hashkaot Ltd., as the sole member of the Company (the “Member”);(ii) the amended
and restated limited liability company agreement of the Company (the “LLC Agreement”), dated
June 20, 2017, entered into by the Member (iii) the company’s Certificate of Formation filed
with the Delaware Secretary of State on May 25, 2017 (collectively, the “Certificate” and
together with the Original LLC Agreement and the LLC Agreement, the “Organizational
Documents™); (iv) a certificate issued by the Delaware Secretary of State dated August 28, 2017
(the “Good Standing Certificate™); (v) actions by written consent of the Member, dated May 25,
2017 and June 20, 2017 (the “Consents™), and (vi) an officer certificate dated September 3, 2017,
executed by authorized officers of the Company.

We have also assumed without independent investigation (i) the genuineness of all
signatures, the authenticity and completeness of all documents submitted to us as originals and
the conformity with authentic originals of all documents submitted to us as copies; (ii) that the
Member has been duly organized, incorporated or formed and is in good standing under the laws
of the jurisdiction of the Member’s organization, incorporation or formation having full power
and authority to conduct its business as currently conducted or as proposed to be conducted, and
to execute, deliver and perform its obligations under the Organizational Documents and the
Consents; (iii) that any corporate, shareholder or other action necessary to be taken by the
Member in order to execute, deliver and perform the Organizational Documents and the
Consents has been duly taken; (iv) the legal capacity under all Applicable Laws (as defined
below) of all natural persons signing the Organizational Documents and the Consents as or on
behalf of the parties thereto; (v) the authority of all natural persons signing the Organizational
Documents and the Consents on behalf of the Member to execute and deliver the Organizational
Documents for and on behalf of the Member; (vi) the legal capacity of the individuals appointed
as directors of the Company to serve as directors of the Company and to perform their
obligations under the LLC Agreement, the Consents and all Applicable Laws; (vii) that there are
no agreements or understandings among the parties or otherwise that would supplement, qualify,
or modify the Consents, the terms of the Organizational Documents or the respective rights or
obligations of the parties thereunder; (viii) that the Reviewed Documents submitted to us for our
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review, has not been altered or amended in any respect material to our opinions; and (ix) that no
fraud, dishonesty, forgery, coercion, duress or breach of fiduciary duty exists or will exist with
respect to any of the matters relevant to the opinions expressed in this letter.

We have conducted no independent factual investigation of our own but rather have
relied solely upon the Reviewed Documents.

We note that we have been retained to act as special counsel to the Company in
connection with the rendering of this opinion. We are not regular counsel to the Company and
are not generally informed as to its specific business activities. To the extent our opinions below
relate to any Applicable Laws or the requirement for any authorization, approval, license,
exemption, consent or other action by or notice to or filing, qualifying or registering with any
governmental body or agency of the State of Delaware, our opinions relate only to laws, rules
and regulations and requirements of law that are of general application and that, in our
experience, are likely to have application to transactions of the nature herein referenced (and not
to laws, rules and regulations and requirements of law that might be implicated by reason of the
specific business activities of any of the above-referenced entities nor laws, rules or regulations
relating to securities or taxation).

Based upon the foregoing and subject to the additional qualifications set forth below, we
are of the opinion that:

1. Based solely upon our review of the Good Standing Certificate and the
Organizational Documents, the Company is a limited liability company duly organized, validly
existing and in good standing under the laws of the State of Delaware.

2. Each of Ehud Bar Noy and Yaniv David Drihem has been duly appointed by the
Member as a member of the Board (as such term is defined in the LLC Agreement).

Our opinions expressed above are subject to bankruptcy, insolvency, fraudulent transfer,
reorganization, moratorium and other similar laws of general application affecting the rights and
remedies of creditors and to general principles of equity.

Subject to the other qualifications, assumptions and exceptions stated herein, our opinions herein
are limited to the laws, rules and regulations of the State of Delaware, as in effect on the date
hereof (“Applicable Laws”). We have not conducted any special review of, and express no
opinion with respect to the effect of any laws, rules or codes other than the Applicable Laws. We
express no opinion as to what law might be applied by any other courts to resolve any issue
addressed by our opinion and we express no opinion as to whether any relevant difference exists
between the Applicable Laws and any other laws, rules and regulations which may actually be
applied to resolve issues which may arise under the LLC Agreement. The manner in which any
particular issue would be treated in any actual court case would depend in part on facts and
circumstances particular to the case and would also depend on how the court involved chose to
exercise the wide discretionary authority generally available to it. This letter is not intended to
guarantee the outcome of any legal dispute which may arise in the future.

This letter speaks as of the time of its delivery on the date it bears. We do not assume any
obligation to provide you with any subsequent opinion or advice by reason of any fact about
which we did not have knowledge at that time, by reason of any change subsequent to that time
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in any law, other governmental requirement or interpretation thereof covered by any of our
opinions or advice, or for any other reason.

We consent to the filing of this opinion and its Hebrew translation (which we have not
reviewed and which we have assumed is a complete and accurate translation of this opinion)
with the Israeli Securities Authority as part of the prospectus, dated on or about September 4,
2017, with respect to the Partnership.

Very truly yours,

Greenberg Traurig, LLP
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